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Fioodbreak is a flood barrier tha t auto­
matically rises in times of f looding to 
protect your property. It can be placed in 
front of any opening and be designed for 
any flood water level. 
Fioodbreak resembles a hinged box that 
is recessed into the ground in f r on t of 
the opening. Because it is recessed, it 
ays completely fiat to the surrounding 
area, allowing unrestricted access at ail 
times. It has been engineered fo r extreme 
loads. Example: Fioodbreak is able to with­
stand the weight of a fuiiy loaded truck 
driving over it^The top of the barrier can 
be covered with almost any f inish mat ' y^c-
rial, .making it blend in with the 
surrounding areas. 

The greatest attribute of this product is / 

that the fiood water makes it work. V ~ 
There is no human or electrical 
input needed for this system to operate. 
Its operation is very simple. 
The recessed box is attached to the local 
storm drainage system, which al lows 
normal rain accumulation to s imply drain 
away. When the storm drain systems 
have filled up, the box can no longer 
drain and water starts to accumulate. 
As the water rises in the box, the buoy­
ancy of the lid starts to lift the barrier. 
Rubber flanges on the sides and at the 
hinge prevent water from passing 
around the barrier, The barrier wil l rise 
with the water and will lower as the water 
recedes. 
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FLOOD BARRIER PROJECT LIST 



Unlimited Applications, Inc 
7077 Southwest 46th Street • Miami • Florida • 33133 

Phone (305) 663-9333 • C C . 93BS00433 • Fax (305) 663-0603 

A PROJECT LIST 
www.floodbarrier.com 

Her- ^ a I t t of some of our fiood barrier projects completed (over S 5,000.00). If you need a complete list of all 
our oropoL please let me know. You will notice thai our this iist shows a mix of new construsoon and 
r-trofttts" Most of the contractors listed are well know and established. 

Project: • Williams & Sonoma 
Address: 1035 Lincoln Road 

Miami Beach, Florida 

Contractor: Fisher Development 
1485 Bayshore Drive 
San Francisco, Caifornia 

Project: Pottery Bam 
Address: 1045 Lincoln Road 

Miami Beach, Fiorida 

Contractor; Fisher Development 
14B5 Bayshore Drive 
San Francisco, California 

Project; Portonno Retail Space 
Address: 500 South Pointe Drive 

Contractor; Fisher Development 
1485 Bayshore Drive 
San Francisco, Caifornia 

Project: Quittner Building 
Address; 532-543 Lincoln Road 

d / l g n - i i Doci ' - . j " ' C j r i r l H a 

Contractor: Groden Stamp Construction 
65 N.W. 158th Street 
N, Miami Beach, Florida 

Project: BeBe Clothes 
Address: 1025 Lincoln Road 

Miami Beach, Florida 

Contractor: Groden Stamp Construction 
55 N.W. 16Bth Street 
N. Miami Beach, Fiorids 

Project: Polo Sport 
Address: 740 Collins Avenue 

Miami Beach, Florida 

Contractor; Groden Stamp Construction 
65 N.W. 16Sth Street 
N. Miami Beach, Florida 

Project: Eastview Hotel 
Address: 1516 Washington Avenue 

Miami Beach, Florida 

Contractor: Groden Stamp Construction 
55 N.W. 158th Street 
N. Miami Beach, Florida 

Project: Club Monaco Clothiers ' 
Address: S24 Collins Avenue 

Miami Beach, Fiorida 

Contractor: Groden Stamp Construction 
55 N.W. 168th Street 
N. Miami Beach; Fiorida 

Project: Portonno Ofnce Center 
Address: 404 Washington Avenue 

Miami Beach, Florida 

Contractor. Miller Solomon Construction 
8491 N.W. 17th Street 
N. Miami, Fiorida 

Project: 711 Retail Space 
Address: . 711 Washington Avenue 

Miami Beach, Florida' 

Contractor. Ragosa Enginering 
46 N.W, 36 Street 
Miami, Florida 
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jiiora Shop 
h%oliins Avenue 

Miami Beach, Fiorida 

contractor: Spectrum Builders 
1.231 S.W. 132 Court 
Miami, Florida 

Project: Nathan Ratner Buiiding 
Address: 1026-36 Lincoln Road 

Miami Beach, Fiorida 

Contractor: DA Construction 
1551 N.W. 82nd Avenue 
Miami, Florida 33125 

Project Stanley Meyers Clinic 
Address: 1221 71st Street 

Miami Beach, Fiorida 

Contractor: Pino-Fontideiia Construction 
1140 W. Flagler Avenue 
Miami, Florida 

Project: Ameritrust Bank 
Address: 447 41st Avenue 

Miami Beach, Florida 

Contractor: Glace & Company 
1006 N. Federal Highway 
Lake Worth, Fiorida 

Project Ballet Valiet Parking & Shops 
Address: 700 Block Collins Avenue 

Miami Beach, Florida 

Contractor Goldman Properties 
804 Ocean Drive 
Miami Beach, Florida 

Project: Multi-Use Buiiding 
Address: 753 Collins Avenue 

Miami Beach, Fiorida 

Contractor; Goldman Properties 
804 Ocean Drive 
Miami Bsach, Fiorida 

rroject; Alton F.oed Retail Center 
Address: 1570 Alton Road 

Miami Beach, Florida 

Contractor Art Construction Company 
349 Greco Avenue 
Coral Gabies, Florida 

Address: 475 4Ist Street ' 
Miami Beach, Florida 

Contractor: Waas, Phillips, Adier 
1400 N.w. 107th Avenue 
Miami, Fiorida 

Project West Avenue Parking Garage 
Address: 1000 West Avenue 

Miami Beach, Florida 

Contractor Whiting Turner Construction 
1000 Corporate Drive 
Fort Lauderdale, Fiorida 

. Project Altantic Center 
Address: 119 Washington Avenue 

Miami Beach, Florida 

Contractor: Buiidtech, LLC 
407 Lincoln Road 
Miami Beach, Florida 

Project Biscayne Village 
Address: 1901 Biscayne Blvd. 

Miami, Florida 

Contractor; Chase Construction 
8491 N.W. 17th Street 
Miami, Florida 

Project: Home Depot 
Address: 4000 Route # 4 

Keene, New Hampshire 

Contractor: R.L Spencer 
222 Highbridge Street 
Fayetteville, North Carolina 

Project Bayshore Golf-course 
Address: 2500 Bayshore Drive 

Miami Beach, Florida 

Contractor: Tran Construction 
505 Lincoln Road 
Miami Bsach, Fiordia 

Project; Minute Man, Inc 
Address: 804 S. Redding Road 

Birmingham, Alabama 

Contractor: Oil Equipement Company 
555 South Avenue, #4 
Birmingham, Alabama 

3 
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"P rc^^^J ^j rjtv^rtowne Country Club 
Address: 8555 Rivertowne Road 

Mount Plsasant, North Carolina 

Contractor: Centex Construction 
3001 Rivertown Parkway 
Mount Pleasant, North Carolina 

Project: Outback Steakhouse 
Address: Clearwater Beach Road 

Clearwater, Fiorida 

Contractor: Venture Construction 
15 N. Falkenberg Road 
Tampa, Florida 

Project: Ths Shops At South Beach 
Address: 500 Collins Avenue 

Miami Bsach, Fiorida 

Contractor: Suffolk Construction 
515 N. Fiagler Road 
West Palm Beach, Florida 

Project: The Cosmopolitan 
Address: 122 Washington Avenue 

Miami Bsach, Fiorida 

Contractor: Suffolk Construction 
515 N. Flagler Road 
West Palm Beach, Florida 

Project: The Ratner Building 
Address: 1023-1036 Lincoln Road 

Miami Beach, Florida 

Contractor Groden Stamp Construction 
55 N.W. 168th Street 
N. Miami Beach, Fiorids 

Project: Summit Brickell 
Address: 1200 S. Miami Avenue 

Miami, Fiorida 

Contractor: Bovis Lend Lease 
1200 S. Miami Avenue 
Miami, Fiorida 

Project: Reyos Del Sol 
Address: 185 N.W. 13th Avenue 

Miami, Florida 

Contractor: Deiant Construction 
7380 N.W. 77th Court 
Miami, Fiorida 

Project: Baliast Pointe Park 
Address: 1500 interbay Drive 

Tampa, Fiorida 

Contractor; La Chase Construction 
1025 Oak Avenue 
Tampa, Fiorida 

Project: War Verteran's Field Houss 
Address: 556 Route 855 

Huntington. Pennsylvania 

Contractor: Poole Anderson Construction 
Box 575 
Huntington, 

Project:- The Solara Spa & Resort 
Address: 8801 Collins Avenue 

Miami Beach, Florida 

Contractor: Welbro Construction 
800 Trafalgar Court 
Orlando, Florida 

Project Levi Shop 
Address: S25 Coiiins Avenue 

Miami Beach, Fiorida 

Contractor: Brodson Construction 
157 NE 39th Street 
Miami, Florida 

Project: 
Address: 

Vip Honda 
North Plainfied, NJ 
Downtown 

Contractor: One Key Construction 
Brooklyn, NY 

Project: 
Address: 

Mary Brickell Viliags 
South Miami Ave. 
2nd Strsst, Miami 

Contractor: Bovis Lend Lease 
1200 S. Miami Avenue 
Miami, Fiorida 

Project: 
Address: 

Met One 
100 Biscayne Blvd. 
Downtown Miami 

Contractor; Suffolk Construction 
515 N. Flagler Road 

"V 
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Project 11 Lugano 
Address: 333" NE 32nd Avenue 

Fort Lauderdale, Fl. 33308 

Contractor: Moss and Associates 
228 SE 12th Avenue 
FL Lauderdale, FL 33301 

West Palm Bsach, Florida 

Project: Telefutura Television Station 
Address: 145 NW 89th Place 

Miami, Fl. 33166 

Contractor; J.E Gamas 
4241 Palm Lane 
Miami, Florida 33147-3345 

Project: Ths Msridian 
Address: 2000 Meridian Ave. 

Miami Bsach, FL 33139 

Contractor: Kauffman Lynn 
2151 N.W. Boca Raton Blvd. 
Suite 100 
Boca Raton, Fl 33431 

Project: Seyboid Points Condominum 
816 N.W. 11th Street 

Contractor Deiant Construction 
7380 N.W. 77th Court 
Miami. Florida 33155 

Project: Ssa Forest Beach Club 
Address: Exercise Room-

New Port Richie, Florida 34652 

Contractor: Quaiity Reconstruction 
5300 Sea Forest Drive 
Nsw Port Richie, Florida 34552 

Project: Brae Informatics Centre 
Address: 2100 Island Drive 

Cayman Brae, Cayman Islands 

Contractor: Brae Informatics Centrs 
2100 Island Drive 
Cayman Brae, Cayman Islands 

Project: • Digital Process Centsr 
13525 N.W. 25th Strsst 
Miami, Fl 33165 

Contractor J.E Gamas 
4241 Paim Lane 
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mitBtmrnssm 
o l Ki Barriers 
Modular design, interlocking components and custom 
manufacturing, combine to make this system the most 
versatile and advanced slot-in flood-board system 
currently available. 

I4stfau$' riood PrefactisK 

....ropntft Cjfdu/ro&u/̂ ug/pc 

• ! * i ' -

With a host of design featurss {see facing page) 
and the ability to protect openings of up to 
6 metres wide against fiood depths of UD to 
2.4 metres, this system is ideal for protecting 
doorways, loading bays, pedestrian walkways, 
shop fronts, in fact, virtually any opening that 
requires dependable defence against flooding. 

plootJ Conlr oi fcneivc* 
tne rmlu lo ciwio"; prooofl unci'lir^iionv *rni 11vjUabU.1v wi£"out BDIICC. ' ^ \ _ , r FLOOD 
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irtoj&d Barriers 

introduced in 1994, thousands of siot-in barriers are currently instali&d in the 
UK and throughout Europe, and with a pol icy of continuous deveiopment and 
improvement the systems remain at the forefront of f iood defence design 

Designed for APPLICA TION 

• Can be installed on any fiat watertight surface 

• Heights 300mm to 2400mm (in 300mm increments) 
• Opening width any size up to 6500mm in a single span 
• Can be extended using removable intermediate supports 
• Reveal, Face or Comer mounted support channels 
• Custom stand-offs (up to 350mm) to clear weatherboards etc. 
• Can also be installed behind doors (e.g. for Emergency Exits) 
• Vandal resistant covers & security clamps to lock systems 
• Can be finished in RAL colour to match decor 
• Fully removable options for listed buildings 
• Stainless steel options for salt water environments 
• Can be left semhpermanently installed 

Designed for CONVENIENCE 

» Gan be i.nstaHed bw any competent builder or DIYer 

m u m i i i i 

• Ergonomically positioned carrying handles 
• Quickly and easily erected by one person 
• Modular design requires no specific skills or training to erect 
• Storage brackets available for beams & components 

Designed for DURABIUTY 

• Construction grade steei & aluminium components 

• Steel fabhcations hoi-dip gaivanised 
• Patented seal design stops silt clogging 
• All seals made with EPDM for weather and UV resistance 

• Seals fixed in preformed channels and easily replaceable 
• Twinned seals for extreme ftoodlimpact conditions 
• Suitable tor constant daily use 

d Designed to STANDARDS 

Manufactured & tested io exceed DIN19569-4 

Steel sections manufactured to EN10027 

Fabhcations hot-dip gaivanised to ISO 1461:1999 

Heat treated aluminium extrusions to BS1474 

Stainless stee! sections manufactured to EN10088 • 

Seals all Ethylene Propylene Diene Monomer (EPDM) 

All fixings Load Rated Hilti ™ or Fischer ™ 

0 
0 
D 
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Froir:: '•davidstebbins" <ciavidstebbins@cox.nst> 
Tc- "david stebbins" <redavidstebbins@c;ox.net> 
Sent: Saturday, February 10, 2007 9:07 PM 
Subject: Emailing: Phoenix couple carves out their niche in Coronado - Clients build 8, SOO-square-foot 

house, with more than half of It underground 

SFGsts.com 
Phoenix couple carves out their niche in Coronado 
CEients b u i l d 8, 5 0 0 - s q u a r e - f o o t h o u s e , w i t h m o r e t h a n ha l f o f i t u n d s r g r o u n d 

Hilary E. KacGregor, Los Angeies Times 
Saturday, November 9, 2002 

The clients, from Phoenix, had dreamed of a house on the water in Coronado, the "island" that lies 

across a graceful arc of bridge spanning San Diego Bay. 

Surrounded on three sides by glimmering blue bays and the Pacinc Ocean, the seductive 13.5-
sauare-mile city of Coronado is connected to the mainland by only a narrow, silvery spit of sand. 

Real estate in this exclusive enclave sells for more per square foot than almost anywhere else in 
California, and rarely comes onto the market Newcomers hoping to get a foothold here mus t spend 
astronomical sums to buy any odd piece of property they can. 

So when the dients got a chance at a piece of land with a to-die-for view of downtown San Diego, 

they snapped it up — for around $2 million. 

It had some drawbacks. It was small - about 7,500 square feet The previous owner had sold 
viewing rights to the two-story house behind, so they couldn't build higher than 11 feet At high tide 
the water on the bay lapped to within 65 feet of where they wanted to begm constmction. 

"•When they nrst got it, I looked at it and thought, "What are you going to do, have galoshes in the 

front room?' " said Harry Jackman ofthe Coronado- based Jackman Group, a planning, design and 

construction company. 

Architect Tom Vaughn had a better idea: Build down. "Basically, it's free space," Vaughn said. "You 

can have all the bulk and height you need." 

Two and a half years and 1,100 square yards of concrete later, the clients' from Phoenix have an 

8,500-square-foot house, with more than half of it underground, mcluding a 2,500-square-foot 

garage and 2,500 square feet of living space, with elevator, sauna and media room. 

Init ial doubts 

a 
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" At ftP^SSto-1 was wondering if this was all even possible," said the lady of the hoiise, who 

declined to give her name. "That was before I became a believer." 

The concept of living underground in sunny Southern Califomia might sound like bad science 

fiction or a throwback to the era of the bomb shelter, but it turns out to be an imaginative - if 

expensive - way to get around strict zoning ordinances and squeeze really big houses o n t o really 

small lots. 

In Coronado, where the floor-area ratio above ground is controlled tightly and houses can be no 
more than two stories above grade, contractors can build out to the property line below ground. 

Plenty of room below 

"You can go 40 stories below grade!" Vaughn said, as if he's waiting for a client to ask him to. 

The Phoenix couple's house was not the first on Coronado to be built down. In the past 15 years, 

Ralph Brienza and his son David, owners of Coronado Construction Management Inc., have built 

about 12 underground structures - mostly garages and storage spaces. 

more are in the works. And recently, Santee-based Fred C. Perry Construction undertook its first 

underground structure - a Si2-miIlion, 8,400-square-foothome on the bay. Peny, too, saidi iehas 

nlans for several more. 

' The underground phenomenon isn't new - homes burrowed into hillside berms were popular in 

the energy-conscious 1970s, and commercial bmldings have long been buiit down, to accommodate 

parking, utilities and even shopping malls. 

But building basements below the water level does seem to be unique to Coronado. Representatives 

from the research arm of the National Association of Home Builders and the.Building and Industry 

Coincils of Los Angeles and San Diego counties said they could not recall such underground living 

spaces being built anywhere else. 

Donna Morafcik, communications director for the Building and Industry Association of San Diego, 

said nearby La Jolla is comparable to Coronado in both income level and scarcity of land. "On a 

wide-scale basis, though, I haven't seen tbe whole underground thing come into play regionally," 

she said. 

Building down solves some problems peculiar to Coronado but has peculiarities of its own. 

Jackman and Vaughn have hit the water table in five of the seven houses they've built so far. 

Brienza has hit water with all of the houses he's built there. 

c 
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Brienza saM ne built 500 houses in Denver that had to deal with artesian wells and spr ing water , . 

flooding into the foundations. He claims to have brought the concept of building underground to 

the Coronado Cays, where he began to build houses with basements within 15 feet ofthe sea wall. 

He said he has had no problems so far. 

Perry confessed he "lost a few nights' sleep" on his first venture underground. "We had 14 pumps 

o-oing during construction. And then you have to make sure that you're not sucidng moisture away 

from other houses and causing a sinkhole," he said. 

Perrv said they were pumping 565,000 gallons ofwater a minute during construction. Builders 

then had to get a permit to dump the water back into San Diego Bay, requiring tests with fish and a 

sea urchin. 

But it turned out that fresh water was flowing in as well, so they failed the test three times. "We had 

to hire a marine biologist," he said. "Every week they had to come and sample the water. That alone 

cost over £100,000." -JC , 

They're expensive A ^ jl •* J i ^ " ^ ^ -

ijuiioiug, uown prooaDiy wm Tz^tui.^ Î JJ. ̂ ^^^^ ^,~^~ ^ j -^^.w . 

Brienza said he can build underground for as little as-^n^SD': Vaughn said his underground 

structures have ranged from $250,000 to $1 million, depending on size and whether the builders 

hit water. 

Perrv, whose first underground structure cost his dients $500,000, said money is no object for 
most ofthe people he works with. And he predicts the trend will continue. 

'Tnere is no land there," he said of Coronado. 'TTou have to literally wait for someone to die or sell 

their house. People pay $2.4 milhon for a (waterfront) lot that is 108 by 90 feet It's a lot of money 

for a uttle dirt 

You have to utilize every square inch to justify paying that kind of money." 

The Phoenix couple's house is a low-hing, pale cream collage of stucco, shingle and Texas shell 

stone, surrounded by concrete walls topped with laminated glass to take in the view of the bay and 

the dramatic downtown San Diego skyline. The walls also serve as a sea wall (even the gate has a 

watertight seal), built to keep out rising water. Cement sofas and chairs topped with blue-and-

wiiite striped cushions are built into the patio. 

The upper floor is spacious and airy and gives no hint of what lies beneath. 

The beachfront expanse is almost all windows, and massive skylights let the sunshine in. But 

ll 2/18/2007 



because the grade for the house was below the mean high tide line, the project tumed-out to be one 

ofthe most challenging the Jackman Group has faced. 

The builders hit the water table 5 feet below where the first floor was supposed to be. It t ook 15 

dewatering wells to lower the water level so they could work. They pumped out 415.000 gallons a 

month for the first four months. 

The first concrete pour took 42 trucks, Jackman said. The floors underground are 18 inches thick 

and the walls a foot, as impenetrable as a medieval fortress. 

The sand of the site, layered with plastic and a few concrete slabs, was waterproofed before the 
concrete pour with Paraseal, a mixture of plastic and bentonite clay. Vaughn describes Paraseal as 
"self-healing," meaning that the material expands when water hits it and fills the tear. 

"If the wall springs a leak, you just inject the wall with this huge syringe," explained Sheryll 

Jackman, a real estate agent and designer for Jackman Group. Her husband, Harry, said a few 

houses have experienced very minor leaks. 

Oh the street side, a curve of driveway disappears imder the house and opens into a garage as big as 

to buiid his ceilings high and introduce a source of natural light 

In this house the ceilings are S 1/2 feet - slightly higher than in a typical house. (Some of his 

underground living spaces have ceilings as high as 10 feet) 

In the first of two bedrooms there is a window onto a tunnel to the sky, resembling the view from a 
rabbit warren. Equipped with a 15-foot ladder, the tunnel allows a wan shaft of natural light to 
enter the room, which instantly dispels the bomb-shelter feel of the space. Tnere is aiso a 
bathroom, a sauna and a media room below ground, and an elevator. 

http://sfgBte.com/cgi-bin/artide.cg i?f=/c/a/2002/li/09/HO172419.DTL 

This article appeared on page HO - 5 of the San Francisco Chronicle 
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BcbjJn.TV Hme To Ubrgy ^haQussfam Koss 

fhe Bascene f̂c St Crciml Specs Spedaibfcs® 

10 Leam about 
Basement S y s t e m s on 
BobVlla,com 

^ Easement Waterproof ing 

<, Getting Ready to Finish 
The Basement 

<• Basement O d o r s and 
Air Quality 

-c, Crawl Space Solutions 

Basement Waterproofing 

A wet basement is a common problem in all types of 
basements - from concrete to stone to block 
foundations - and we've fixed thousands of each 
type. Leam what causes your basement water 
problems and how they can be fixed, using state-of-
the-art, patented, award winning methods. 

A dry basement protects the investment you made in 
vour home and snabies VOL' to increase your living 

Ifyou suffer from a wet, damp, or musty basement, 
or have mold and miidew in your home, we can 
assess your problem with a free, in home inspection, 
educate you to the causes, and design a permanent 
solution, customized just for your basement problem. 
Our specialists guide you through our interactive 
multimedia presentation, 'Basement Vision", where 
you can actually see your basement transformed into 
bright, clean, comfortable, healthy and of course, dry 
usable space! 

The heart of any basement-waterproofing proiect is 
the drainage system to remove the water below the 
floor. Basement Systems carries a complete line of 
patented basement waterproofing and basement 
environment products. To the right is the patented 
WaterGuard Basement Waterproofing System and 
the patented TripieSafe, the ultimate sump pump 
system offered exclusively by authorized Basement 
Systems dealers. 

When it comes to Basement Waterproofing, "We 
wrote the book". 

Call toil-free today to schedule your free estimate 
and receive your FREE copy of Dry Basement 
Science! (800) 281-37S5 or Visit us online at 
www.basementsystems.com 

Before! 
: . ' " ^ 
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"•TT^ See this p r o d u c t on 
$•""• Bob Wis S h o w l 

A.Complete Basemen! 
Remodel 

P.acamain! i/VsterproofirK 

Preysnti.na Basement 
Water Damaae 

Basement. Remodeling 
Recap 

Basement Drainage and 
Sump Pumps 

Solying.Water intrusion 
Probisms 

Keeping Water Oul of lne 
Basemsnt 

e's Gutis: 

ErgiHome Permanent/vby Cmpleieiy tsolsmsIt rrom tne ar th! ffraKsfffisrasyrsnsjcro . . . if i*J»4» CMVt f **/ i*-f ' 
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Y o u r I O M I B a r r i e r S o i u i i o n s C o n t r a c t o r . 

j ype 

C o l o r 

Poh'mci-enhanced asphall iiciuitJ-appitcd nu-mbranc 

Blnck 

aohf l i 
M'Ji, =.VHi JDE-Tteni hy wt-tphtj 

D e n s i n ' 
S J s.l Ihs/ca) 

App l i ca t ion 
• Airli-S!. sprav 

App l i ca t i on T e m p e r a t u r e Minimum 2t!nr 

App i i ca t ion Th i cknes s (SO .'tiiis Iwctl' 

C u r e J ime 
I f i -24 hrs 

Adhes ion io Conc re t e 
RssuUz: IL-jcu'cds M e t h o d : AiTM C-E36 

r. inrumtion 
Results: >2t)0(J% M e i h o d : ASTM D-4 12 

^ 
Water Vapor Permcajice Resuin: 0.OE ncrrsis for 40-mil 

dn1 ctiailiip i^raiiis/sf/iir) 

M e t h o d : AS I'M L-% 

Dn1 Method 

L iau id W a t e r A b s o r p t i o n Rauus : CVK' Kvij M r r h o d : ASTM D-^IK- ' 

Resis tance to DegraQat ion in Soil Resuirs: Good M s i h o d : ASTM E-1 ^4 

M o i d Gro-wth anti BacteriaJ A t t ack Resuiis: Nci d^radsrion M r r h o d : *JJTM D-^27.'.. 

ASTM rJ-,-.2?4 

E.Esistance tc 
Hydros ta t i c Head \fr nf imrrr] Resuirs: Couid ntu ^emrraie hydrosraric ni-essuri' M e t h o d : Sec' 

MI-JMI'LII in-pinci- ivim an 

W'iwii ht 

A.TIM l>-4-!li iiiHi'd iiii" (W"l»" M m i t i u n i - i m r - i ' i ' in ; tn 411 imii. . i-liom " J U T UUK J !, . • kinip " «JttrimMtiint unntmun 

1 } T e 
Pink umaced ripic fln-jr fiass btiard 

Board Size 
4 ' i : 8' -i • y A • 

Board Th i cknes s 3/4* l- .VUi' 3-3/K" 

D r a i n a g e Abi i in ' \Hvnriiinii-p-iiriirm of i .0\ 

Board Thickiie!.s 

Coallons/Hour/Linfa! rum 

3/4" l-.ViiV 2-:inV 

T h e r m a l Resis tance 

Bciard Thickness 

Resistance 

.V4" 

R-3 

1 -.V1 f i" 2-.i/K" 

Ai (.*-". •iiin|iimiin-.. hHiiuljiHth lnudi i u . tin- l iu i iupr . j juhi l i i i i - nl . c u i . 

i- >^7V 3- |.4fiin '.iiiiiiiiim. IIK. 1111 1 -l-J.niU ^i,, 
. .it l irn-n HjTii,- v,i,iM..ii., In,, WAHM-hM IKI 

L, 
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i JU iii.'11,! 
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i •p.nli.in.i..- In. 
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Stripdrain 
Specmeatsons 

• 

OrainStar stripdrain product (DrainStar) is a *w&-part geocomposiie drain prefabricated with a riaid poiymsr core covered on 

al! sides wi lh a non-woven, needle-punched poiypropyiens niter fabric The core features a series of engineered cones tnat 

collect and move water to designated drainage exits. Ths fabric a!!ows water to flow into the drain core w h i l e restrictinq 

backfill soils and other particles which may create clogs. 

Typical P roper ty 

Drain Properties 
Compressive Strength, Ibs/sq ft 
Shear Strength, lbs/ sq ft 
Peel Strength, Ibs/sq ft 
Fungus Resistance (core] 
In-Plane flow, gpm/f t width 

Hydraulic gradient = 0 . 1 , loading = 10 psr 

Unobstructed infiow area 
Primary side 

Test Me 

6000-9000 
6000/9000 
3B 

No Growth 
21 

thod 

ASTM DT621 (Mod, 
ASTM 01621 (Mod, 
ASTMD1B76 

ASTMGSl 
ASTM 04716 

85' 

Fabric Properties 
Material 
Grab Tensile Strength, !bs 
Puncture Strength, lbs 
TrapeziodaE Tear, lbs 
Mullen Burst Strength, psi 
Elongation,, % 
EOSIAOSJ 
Permeabiiity, cm/sec 
Flow Rate, g/min/sq ft 
UV Resistance, (After 500 hours) 

Fungus Resistance 

Polypropylene 

no 
65 
50 
215 
60 
100 sieve 
0.30 

150 
70% 
No Growth 

ASTM&4632 
ASTM D4e33 
ASTM D4533 
ASTM D37B6 
ASTMIM632 

ASTMD4751 
ASTM 04491 
ASTMD4491 

ASTM 04355 

Dimensional Data 
Thickness 
Standard Widths 
Roll Weight 

1 inch 
min. 12 inches 
min. 200 lbs 

For more information on D ra inS ta r , talk ta your 

Barrier Solutions Contrador or call I rer tKO B a m e r * ) l u n o n s 

800-DRY-BSMT 
www-guaranteedclrybasemfents.com 

Cl lDOt- l icpc. b imr l i o - i W u O - L , bvrur imi^m. IK- 14B 

http://www-guaranteedclrybasemfents.com
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M O 8 S T O R E O O T C O i'4 F 1 D E N C y-r 

•njrF-N-DPJe ŝ Nor th America's #1 br=r:d of w-arerprobfir.s for new basements. 

if srofects'caainsf three main sources of moisture from basemsnt wsSU - teaks, 

seesaae ond inrsrior condensation. 

i n s t a l l e d b v s e l s c t Gpp i i cCi tDr i . TUFr-N-DR! BasrmL-ni Waicrproofinp Systtm is insrailcd onlv bv 

Barrier Solutions Contractors, Thcsf comraccorj undcrco irainmg io ensure mc hichtsi qualin1 nppiicarinr,. 

S u r f a c e s r s c a r s r i o r . . Tr." wall surface shoulci hu smooth and- monoiirhii. Remove loost; agcrcntc and 

sharp protrusions from the wall. Voidi. spalled areas and exposed aggregate shnuici be parched with 3 suirabl: 

mastic before soraving.TUrr-N-DRl membrane docs noi reauire nn)' priming or specin.] preparation. 

S v s t e m o D p i i c a T i o n . T U r r - N - D P J membrane is sprayed rvi-nly over the entire foundarion wail. 

W/J^Jv5-N-DRl' rouncarior, Board is applied over [he v/aterpronring membrane as ir eures. 

T'JFF-N-DP,! Earemen: ^''arerproofing Sywrr. can be applied when ambient temperatures are as low 

a£ i u ' r , aiiuwii:^ fc: fev.--: ^;::.:r;:::i:-- •:!.::?;•.-- ""J.-r N-r-Kl ^^mbrnn^' rn-jy ',„• ;.IM.I;I:M rm unnH-n 

conctfif and block foundations. On poured concrete basements, ' i 'Urr-N-DPJ car be npnlicd as 

soon as 'he forms are removed, and on block basemen ti, IL". soon ns the mortar is drv. 

F o u n d a t i D n b o a r d p e r f o r m a n c e . WARM-N-DRi rounaaiion Board keeps foundation wai! 

t-mperarures closer to the air temperature of the basemen:, which helps reduce interior condensation. 

Reduced condensation ensures less humid, more comfcirrablc basemen: space. The placemen: of inc 

foundation board on the u-aUs exterior also helps reduce the risk of damage due to free^c/rhaw cvdes, 

narticuiariy if me raundarion board is extended to the sill plate, 

in addition, the.mundation hoard prorecis TUr r -N-HR! membrane irom ciamagc during hacknlling 

0- d-^ma'- from o:hcr constructiori trades. The comprasibiJin' of the rouncarior. board will also absorb 

moderare soil expansion and help protect the basement wall. 

Tc assis- drair.aire. W.^RM-N-DW rouncation Board should extend tn the footing and connect to a 

funciioninc perimeter drainage sysiCTT.. such as iJrair.Srar Stripdrain. The mundarion hciard is required 

for all warranted T U r r - N - D R ! Basement Waicrproonnc System installations. 

Vici.-**! E n e r g y C e d e . Computer analysis of home encrgj' use indicates that a considerable portion 

of a tvnica! home's energy loss comes from heated, unir.suiated basements. By insialimg the foundation 

board to the si!! plate, the entire basemen: wall is insulated, and energv efficiency is maximized. Many 

states have adopied the Mode! Energy Code, Because WARM.N.nH! roundauon Board prnvida 

Insuiaring nerformance. it assists with compliance to this code. 

Ep.---irc-nmenr = iiv r s s p o n s i b b . T U r r - N - D R ! membrane uses a non-fianimable-w^ter-based carrier 

ihat meets VOC limits in ai! ^0 U.S. states, 1: has been thorougbiv lesied by independenl lam usini; 

redcrat EPA standards for leaching. The results prove that no harmful leaching of theTU; ; r -N-i jRl 

• membrane occurs. 

A-.-aiiaHiUrv c r . d c o s t . TUrr-N- 'ORI Basement V-'aierprnofing System is eompeiltively priced 

and available through your local Barrier Snlmlnns C^mracor. For daails. n .n ;aa your lucal Barrier 

• Soiuiions Comractor. cal! KnO-DRY-BSMT ot visii TUi ;! :-r;-i)R!,a.m, 
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Reissued J u l y 1, 2005 

This report is sub ject to re-examinat ion i n two years. 

Busir»essfRegiona] Office « 5360 Wownan m Road, WhHia', Cafifomis 90631 • (5S2) 59&55i3 

Regiona) Office • 900 Montdair Road, Suiie A. Birmingnam, AiafaamE 25213 • (205) 599-530D 

Regional Office • 4051 West riossmoor Road, Country Oub Hills, Illinois 60475 • (708) 755-2305 

DIVISION: 02—SIT- CONSTRUCTION 
Sect ion: 0262C—Subdrainage 

REPORT HOLDER: 

AMERICAN WICK DRAIN CORPORATION 
1209 AIRPORT ROAD 
MONROE, NORTH CAROLINA 28110 

(704) 23&-9200 
www.3mer icanwipk.com 
infoic iamericanwick.com 

EVALUATION SUBJECT: 

AKWADRAIN™ FOUNDATION STRIP DRAIN 

ADDITIONAL USTEES: 

DRY DOG BARRIERS, LLC 
POST OFFICE BOX 743 
MATTHEWS, NORTH CAROLINA 2S106 

EPRO SEkVlCES, ir*C. 
PO BOX 347 
DERBY, KANSAS 67C37 
(316)252-2513 
eprosfervjaia ol.com 

TREMCO BARRIER SOLUTIONS, INC. 
5402 EAST MAIN STREET 
REYNOLDSSURG, OHIO 43230 
(614)322-4420 
www.tremcQinc.com 
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1.0 EVALUATION SCOPE 

Complsance wi th the foUowing codes : 

• 2003 international Buiiding Code6 (BC) 

• 2003 International Residential Code* (IRC) 

i 1997 Uniform Buiiding Cods™ (U3C) 

• BOCA* National Building Code/I 999 (3NBC) 

« 1999 Standard Building Code® (SBC) 

Property evaluated: 

Foundation drainage system 

• 2.0 USES 

AKWADRAIN™ Foundation Strip Drains are used ss 
alternatives to conventional sand- or gravel-covered pipe 

• drains installed around building foundations in accordance 
with the applicable code. 

3.0 DESCRIPTION 

3.1 General : 

AKWADRAIN™ Foundation Strip Drain is a composite 
drainage system consisting of a three-dimensional drainage 
core and a nonwoven, needle-punched f i l ter fabric and 
fittings. The fitter fabric is wrapped around and b o n d e d to the 
drainage core, preventing intrusion of backfill mater ia l and the 
filter fabric into the flow channels during backf i l l ing. Soil 
particles are held back by the filter fabric, a l lowing watsr to 
pass through to the drainage core. 

AKWADRAIN™ Foundation'Strip Drain is 1 i n c h (25.4 mm) 
deep, and is avaiiabie in standard nominal widths of 6, 12,1 B, 
24 and 36 inches (152, 305, 457, 610 a n d 914 mm, 
respectively) and roll lengths of 50 feet (152 m ) to 500 feet 
(1524 m). 

3.2 Components and Fit t ings: 

3.2.1 Rigid Core; The Rigid Core component of the 
AKWADRAIN'™ Foundation Strip Drain isthermoformedfrom 
a black extruded plastic to form an internal d impled drainage 
core with a 1-inch (25.4 mm) depth. 

AKWADRAIN™ Foundation Strip Drain is a geotexti le, made 
from polypropylene, that is black in color, nonwoven and 
needle-punched for water flow. 

3.2.3 Spiice Fi t t ing: Splice fittings are used to connect roils 
of AKWADRAIN™ together using a minimum 3-inon-wide (76 
mm) polyethylene tape at each joint, 

3.2.4 Tee Fit t ing: Tee fittings are used to jo in one run or 
branch of AKWADRAIN™ to another at a 90-degree angle. A 
minimum Srinch-wide (76 mm) polyethylene tape is used to 
secure each.joint 

3.2.5 Outlet Fi t t ing: The Outlet Fitting is a black plastic 
• fitting used to connect AKWADRAIN™ to the drainage piping, 

using a minimum 3-inch-wide [76 mm) polyethylene tape at 
the jo int 

3.2.6 Corner Fit t ing; The Comer Fitting is a black plastic 
fitting used to connect AKWADRAIN™ sections around an 
inside or outside comer at s. 90-degree angle. A minimum 3-
inch-wide (76 mm) polyethylene tape is used to secure each 
joint. 

3.2.7 Corner Guard Fit t ing; The Comer Guard is a black 
plastic fitting with polypropylene nonwoven geotextile bonded 
to plastic. The fitting is used as an aitemative to the comer 
fitting to allow the bending of AKWADRAIN™ around an 
inside or outside comer at a 90-degree angle. A minimum 3-
inch-wide (76 mm) poiyethylene tape is used to secure each 
jo int • 

3.2.8 Step Down Fit t ing: The Step Down Fitting is a black 
plastic fitting used with AKWADRAIN™ to facilitate changing 

»•»» nmhrtics or anv other amibmcs rol spedficaUy addressed, nor art ihey io be construed as ar. 
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vertical HUOTiei^gc »iftfihdation. A minimum 3-inch-wide (76 
mm) poiyethylene tape is used TO secure each joint 
3.2.9 Universal Fitting: The Universal Fitting is a black 
piasticfitting with polypropylene nonwoven geoteKtlie bonded 
to the plastic, and is used to connect various widths of 
AKWADRAIN™ to the drainage piping. A minimum S-inch-
wide (76 mm) poiyethyiene tape is used to secure each joint 

4.0 INSTALLATION 
Prior to AKWADRAIN™ Foundation Strip installation, 
waterproofing or dampproofing shall be installed on the 
beiow-grade foundation or retaining wall in accordance with 
the applicabie code. AKWADRAIN™ drainage material shall 
be unrolled aiong the footing at the base of the wall parallel to 
the length ofthe wall. The Filter Fabric adheres tothe partially 
cured waterproofing or dampproofing. When AKWADRAIN™ 
is applied to cured waterproofing, dampproofing or concrete 
foundations, an adhesive compatible with the drainage 
material, or mechanical means (i.e., insulation anchors as 
specified by the waterproofing or dampproofing 
manufacturer), shall be usedto hold the drain, system in 
place. An outlet fitting shali be attached to the end of the 
AKWADRAIN™ Foundation Strip Drain, and a 4-inch-
diameter(102 mm) plastic pipe complying with the applicabie 
piumbing code is attached to the outlet fitting. The 
AKWADRAIN™ Foundation Strip Drain perimeter drain shall 
discharge by gravity or mechanical means into an approved 
drainage system thaf complies with the applicable plumbing 
code. The beiow-grade foundation or retaining wall shall then 
bs bsckfiiisG and co-T-uacteci to ths density rsquirsd by the 
applicabie code. 

The AKWADRAIN™ Foundation Strip Drain shall be 
installed in accordance with this report and the 

manufacturers published installation instructions. Where the 
manufacturer's published installation instructions and this 
report differ, this report shall govern. 

5.0 CONDITIONS OF USE 

The AKWADRAIN™ Foundation Strip Drain as described in 
this report complies with, or is a suitable alternative to what is 
specified in, those codes listed in Section 1.0 o f this reoort, 
subject to the following conditions: 

5.1 The manufacturer shall submit installation instructions 
for the AKWADRAIN™ Foundation Strip Drain at the 

• time of permrf appiication. 

5.2 When adhesives are used to attach the AKWADRAIN™ 
Foundation Strip drainage system to foundation or 
retaining walls, American Wick Drain Corporation shall 
verify compatibility ofthe adhesives wtth the drainage 
system. 

6.D EVIDENCE SUBMITTED 

6.1 Installation instructions. 

6.2 Data in accordance with the ICC-ES Acceptance 
Criteria for Composite Foundation Drainage Systems 
(AC243), dated February 2004. 

6.3 A quaiity control manual. 

7.0 IDENTIFICATION 

Each package of the AKWADRAIN™ Foundation Strip Drain 
shall be identified with the name and/or trademark and the 
Eddrecs of .American Wick Drain Corporation or one of the 
report iistsss, as indicatsd in Tadie ', of this rstJOrt; tns 
product name; and the evaluation report number (ESR-1107). 

TABLE 1—COKPAKY NAWE/PRODUCT NAME CROSS-REFERENCE 

COMPANY NAME 

Amerioan Wick Drain Corporatran 

Dry Dog Bamers, LLC 

Eon; Services, inc. 

Tremco Barrier Solutions, Inc. 

PRODUCT TRADE NAME 

AKWADRAIN w 

Drain Max™ 

ECODRAIN-DS™ 

DrainStar1 

K € 
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Type 

Color 

Appl icat ion Tempera tu re 

Cure Time 

Film Th ickness 

Elongat ion 

Rfiandrei Bend 

Shore "A" Hardness 

Water Vapor Permeanse 

Sol ids 

nsi ty 

Appl icat ion 

EiasTomBric. emulsion based coating • 

Gray 

32EFfOcC)TO->OOcF(3S°C) 

24 Hours 

40 mils dry @ 20ft7gal. 

150% 

/2" ®-15 tF(260C) 

70 

5 oerms 

Mat te Finish 

l ^w _ t~ I' 

11 lb/gal. 

Airless Spray/ Brush 

Method: ASTM D2570 

Method: ASTM C711 

Method: ASTM D2270 

Method: -ASTM E95 

Coarse F in ish 

.12,5 Ib/aal. 

Air Atomized lexture Scrav/Bpjsh 

^ ^ ^ . ^ D r R O ^ ^ p ^ ^ i - ^ 

Type 

Board Th ickness 

Thermal Resis tance 

Resistance 

Rigid fiberglass with integral glass surfacing mesh 

1 - 3/15" 1-3/8" 

RIO 

Foundat ion Board Compress ion Proper t ies 

Compression Pressure lbs./sf. (ic% compression) BOO 
600 

Drainage fGai tons/hour / i ineal toot) > 9 0 > 180 

For more information, contact 
Tremco Barrier Soiutions at 800-376-5524. 

L h-• See actual warrant)' tor complete details. 
. • c i . - in- unairnN" ' and TU"-N-DRi are a recisiered trademarts of Tremco hame: Solutions. Inc. ©2004, TremsoBamer Solutions, Inc. riORIiON ano i u . . h UIM mco . 

REV. •B/04 T3S-C351 
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Horizon Insulated System 

ru P =r ,FA R 7 PARSER SYSTEM 

The Horizon Insulated System provides three levels of protection: 
gl Waterproofing membrane creates a seamless barrier io 

moisture from footing to sill plate. 
M Rigid fiberglass insulation board boosts the home's energy 

effcienoy and reduces intenor foundation wail condensation. 
ES Durable, tenured topcoat repels moisture and gives exposed [ ^H r r 

foundation en atiractivs, finished look. t"" 

WARRANTED PROTECRON rROM FOOTiNG TO Si l l 

BS The Horizon insulated System starts with North America's £1 
foundation waterproofing brand, TUFF-N-DRi'1 membrane, on the 
exposed foundation wail, providing an uninterrupted moisture barrier 
that protect? frnm the footing to the sl!! piste. This fulKva!! 
waterproofing membrane will reduce the number of leak caii-backs, 

ce a majority of foundation wall leaks on waterproofed walls occur * 
,.. rhe grade line where bebw-grade waieroroofing usually stops, 

Ei Horizon ThermoPanel'" is a sturdy, design-engineered 
insulation panel that is placed on top of the waterproofing 
membrane arid mechanicaJly fastened to the exposed wail. This 

S£*C 

I — 
assaggpcw 

Horijor. Lonrst COD; (shown in photo abovs) providss c ourGbiE, iEx:ursc iopcoz! ihot 
IEDS!:- moî urt and oivs- ÊDOSSD iaunGcticr. sr* {jlrrcnlvE, ftnishsti look. 

™ r ? r ^ n ^ ff^te^n^S^r^aoi^: -SSiry and superb detailing periormance. Tne Horizon TnermoPanel is available in 
2 ! ? : ' ' =5 oTan"motrautetion value, and helps prevent condensation on the interior above-grade foundation wall, since n .nsulates 
. I • =II * : - th= OiJT31D= th= need for interior foundation insulation is eiimmated. 

• ^ T h i " £ £ Z competed with Horizon Coat, .a tough, spray-applied exterior Snish, Horizon Co3t_not only aoos an attractive, 
du-aS= W - r 4 S ^ finish to the exposed foundation waii, but aiso provides an extra layer of waterorocng protection to tne home, 
ouidjiw, u\ 1-3,3^ -waiiaKio in oithpr ? mp.tte or s coarse timsh. duraoie, uv-resistam iinibn iu me ^ p w — .« 
Horizon Coat comes in s.neutral grey cotor, and is avaiiabie in either a matte or a 

Horizon Foundation Finishing Systems come from Tremco Barrier Solutions, with s heritage 
in spray-applied barrier technology stretching back more than 20 years, Since "9S3, our 
team has sparked innovations in fluid membrane formulations and performance. And we 
offer more than two decades of experience installing spray-applied barriers - including 
TUFF-N-DR! Basement Waterproofing System, the #1 brand of new basement 
waterproofing in North America. 

UttJLS&Sml 

,N5TAi.L= D BY TRAiN-iJ w - , ; -.•r-zDo(Ur-:-.ui 

Horizon Foundation Finishing Systems are reiiabiy installed by Select Barrier Solutions 
Contractors. Count on bur quality-trained contractors to professionally and promptly install 
Horizon Foundation Finishing Systems on the homes you build, 

—:OT more tlsraiis ^bru i lhe Hsrizori Four,^=:i^r. rinishiriE iysrems coll vnu; 

io:ai S&lscl hzTrier ioiwizr-.i Csr,t?3cbr. 
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Barrier Solutions 

Home 

Products 
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W^TCKDOG 
W' .TrF. rRDOr ih 1 -
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Living Spaces 

[Woisture Contro! 

W aier p f-c-of/r. ft m PP r 

Warranties 

Find A Contractor 

Contractor 

Tremco Global 
Sealants 

Contact Us 
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Striodrain 
THE GRAVEL-LESS DRAIN SYSTEM 

• DrainStar® StriDdrain croducl [DrainSian is dssianea to be used in 
combir.siisr. wilh TUrr-N-DRKD. and WATCHDOG WATiRPROOFING*.-

oroau=tE. 
• w m DrainStai. your Sslect Bamsr Soluiicns Contractor ;an install sr, 

effective ioundaiion drainage system al the same time as your basemsni 
waierprocfmc system. You'll save scheduling time and hassles witn jusi one 
conTrscior contaci, • • 

• DrainStar isaiurss two hard-working componentE: i ) A riaid polymer core of 
engineered cones thai collect and move water lo designated drainage exits, 
2) A non-woven, nsedie-punchec geotextile filter fabric tc strain oui'DSckfill' 
soils and other carticles. 

• DrainStar can replace traditional arain tile and gravel systems, nringing vou 
a variety of attractive aavamages, 

• No scneduhng of gravel deiivenes. 
• No carrying gravel in Duckets or wheeloarrows. 
» No carnage caused dy dumoing of stones. 
« No leftover gravel and arain tile scattered around the job site. 
• Lower total installed cost lhan gravel and drain tile. 

DrainStar® SDecifications I" Wfj \ 
DreinSt?"?'Sell Brochure " • m»rmmm 

DrainStar® installation Video V s ^ ^ ^ ^ * i > 
(•160x120) "•sWBWfflfc * » « 
DrainStar® Installation Video 
(SdOx-tSO) 
DrainStar® ICC Report 
DrainStar® MSDS 

^ 

" h f r n ' . / A i n x m r m i a r a n t p p . '/
:lHrvKflcftmp.nt!5.rj-im/nrnduct^/defau]LaSD?id=5 2/19/2007 



^ ^ g ^ ^ 

s i i r < ^ ^ 
z ^ M S S : j WATCHDOG WATERPROOFING features a f lexible, polymer-enhanced w a t e r p r o o f i n g 
S ^ ^ 1

 m e m b r a n e fA) that provides refiabie, leak-free protertion. WATCHDOG WATERPROOFING membrane (A) that provtees . . . . . . . 
is designed for spray appiication on poured concrete or paraed block w a l l s . 

m 

WATCHDOG'WATERPROOFING* is installed by Barrier 
So'mrions Contractors - professionals sidlisd in the details of 
successful basement watsrproonng. Tnese conrractors undergo 
cxtensivi training and are monitorsd for quality perfonnance to 
Ensure the highest quaiity application. 

Tns. wall surface should be smooth, monolithic and clean. 
Remove loose aggregate, dust mud or sharp pratrusions from the 
wall. On poured concrete walls, rsmovt all wail ties - both inside 
and out. Repair all substantial voids - including large tie' holes, 
cracks and honsycombs larger than your fist - with an asphalt-
based mastic or non-shrinking Errout. 

£ 

The WATCHDOG WATERPROOFING membrane is sprov-applied to 

etration. 

elastic at tow temperatures for dependable year-rpund prdtectiorv. 

WATCHDOG WATERPROOFING membrane is sprayed evenly 
ovsr the entire foundation wall. The membrane can be applied 
whsn ambient tsmperamrss are as low as 20T, and on damp or 
grssn concrete. However, tbe membrane must not be applied over 
standing water, a water film, ice or snow. On poured concrete 

"basements, WATCHDOG WATERPROOFING can be applied as 
soon as the forms are removed, and on parged block basements, 
as soon as the mortar is dry. 

Foundations coated with WATCHDOG WATER-PROOFING 
should be allowed to cure at least 16 to 24 hours, or longer if 
ambient temperatures are below 450F and/or if humidity is 80% 
RH or above. Make sure iht membrane is cured before installing 
drain tile and gravel (unless the membrane is protected by foun­
dation board al isast 24 inches up from the footer) and backfill­
ing. Use clean fill materials for backiiliing. Avoid backfilling 
with sharp, angular rocks, any rocks bigger than a softball, and 
any materials that may puncture the waterproofing membrane. 

WATCHDOG WATERPROOFING is designed for use with a 
foundation drainage systsm consistsnt witfa local codes and good 

•^rtt-ir-irrc 

of 3-inch minimum perforated drainage pipe - with grave! over 
the pipe, on the footer and at least 10 inches up iht face of ths 
vertical wall. Tns drain tile shouid channel water to either an 
operating sump pump or to daylight. Tne grade should always 
slope away mom the foundation. 

WATCHDOG WATERPROOFING membrane usss a non-
.flammable, watsr-based carrier that meets VOC limits ic all 50 
U.S. states. It has been thoroughly tested by independent labs 
using Federal EPA standards for leaching, Tns rssults prove 
thai no harmful isaching of the membrane occurs. 

WATCHDOG WATERPROOFING is compstitivsly priced 
and avaiiabie through your Barrier Solutions Contractor, 
For more information about WATCHDOG WATERPROOFING, 
contact your local Barrier Solutions Contractor, call Tremco 
Barrier Solutions at 800-DRY-BSMT or visit 
WATCHDOGWATERPROOFING .com. 

Your local Barrier Solutions Contractor is: 
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Type PoKineT-enbaDced asphalt liquid-applied membrane 

Co lo r Black 

So l ids 62 (psrcsnt by weight) 

D e n s i t y S.l lbs/gal 

A p p l i c a t i o n AiriesE spray 

A p p i i c a t i o n T e m p e r a t u r e Minimum 20" 

C u r e T ime 16- 24 hrs 

T h i c k n e s s 60 mils (wet) 

A d h e s i o n to C o n c r e t e (Peel, N/m) 

kesuhs Exceeds 

t H o n g a t i o n 

Results ] 800% 

Low Temperature Fiexibiiity 
kesulrs FiExibie to 0°? 

I S i^rsCK t.i i03 ;~S ^ " : 7 
Resulis Exceed 10 CycleB to l/S" BI 0°? 

Wernofi'ASTMC-Ejfi 

AYernoc'ASTM D-412 

Method See5 

Meihod AST(v;-E36 

Method ASTM E-96 "Wet Method 

Method KZTU.=.-\5A 

Methods ASTM D-3273. ASTM D-3274 

^ E Q S ^ E s a E f f i ^ in . j . n T - ' . U J I j M T f ^ j i u m ^ - i u i mwiiiii.Uk. •|ifltrfaFUIMirUn]..r'm i1 Ift^ 'HHfflrMWTUHIg 

Border Solunont, Int. WATCHDDG WAtcWROOFlNG1 is a nfflisiered iraoemaTi oi tremco barriar Soluiloni, Int. TBSOCKS 
Rev, 10/03 O20C3. tremto I 
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-xp-nsive to replace, in addirion, these components typically provide rhe iini; 
b-rw-n the electric szMct provider and the buiiding. Therefore, the protec­
tion o'fth-ss components is particularly imponant. Powernandling equipmenl 
in commercial applications typically consists ofthe same components tnat are 
us-d in residential applications, but additional switches; distribution panels, 
and even transformers may be added to regulate the larger demand. 

Elevation 
Th- most effective flood-resistant design of electrical systems in new and 
substantiallv improved buildines in flood-prone areas is elevation of all elec­
trical components to levels at or above the DFE. Elevation gives tne most 
assurance possible that, during a flood, the electncal system components 
wnnid nnt be inundated bv floodwaters. Figure 3.3.3 shows a residential 

r* ^ m r - ^ o n=nt£ located above rhs DFE. 

In some situations, the maximum elevation of a component, relative to tlie 
floor is specified. If a component cannot be located above the DFE witnout 
-xc"dina the maximum elevation stipulated by code, it must be relocated to 
a higher floor within the structure. Or. as an alternative, installation of a 
platform with stairs to provide access to the elevated electrical components 
may aiso meet local code requirements. • 

Reiocation 
If raisin" the eauiDment above the DFE is not practical, the power handiing 
equipment can be'moved to a utiiity shed that is above the DFE. Relocation 
ofthe equipment is an expensive option, but it can be effective in providing 
Ovation of all the eauiDment. It is used in substantially damaged/improved 
stmctur-s where there is no room to relocate all the electrical equipment and 
appliances into the main structure above the DFE. In order to elevate the 
equipment above the DFE a separate structure is buiit just for housing the 
el-trical equipment. From the separate stmcture a line is run into a breaker 
box located in the main structure. The connecting cable between the sub­
structure and the main structure must,be above the DFE. 

Component Protsct ion 
If it is not possible or practical to raise power-handling equipment above the 
DFE, measures can be taken.-to protect the equipment at elevations below 

The Nnriona! Eiectric 

maximum elevaiion of 
dc-tric components of 
ft1/: feci above ths Fioor. 
Refer to ynur local 
code offlciais for simi­
lar elevation restric­
tions. 

Principles and Practice'; fnr lhc Design and Constniclion of Flood Rcsisumi Building Vtility Syxiems 
' ' November 1999 

3.3-5 

/-Of 



f-fLl f^-^*-

^ 

IN-COMING 
ELECTRIC 
SERVICE 

ELECTRICAL 
RECEPTACLES 

CIRCUIT 
BREAKER 
PANEL 

NOTE:; 
Elsciric servics can 
also cnier the building 
from beiow grnde as 
shown in Figure 
.V2.5A. 

ELECTRIC METER 

rtiiure 
33.3; Structure with elecrrical components located above the DFE 

Principles and Praciiccs fcr Ihe Design and Consiruclion of Flood Resisiani Bmidinz Vnihy Syw.ms 

November 1999 

3.3-6 
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th- DFE For -xampie. a watenicht enclosed wall can be built around the 
Metrical equipment that is located below the DFE, The top ofthe enclosure 
must be at or above the DFE and there must be a watertight access to tne 
equipment for maintenance, 

if Metrical components that are suppiied'power by the distribution panel 
must remain below the DFE. they can be isolated using the distribution pan-

• =1 Th- only electrical components that are pennitted beiow the DFn are the 
•minimum necessaty for Hfe/safery. Examples include smoke detectors sim-
pKlicrht fixtures, and switches and receptacles required for areas used for 
buildrncr access, parking, or storage. This design approach groups all of rhe 
components that lie beneath the DFE together on Ground Fault interrupting 
.Circuit (GFIC) breakers. These breakers should be clearly marked so tnat 
T n » v r-nn n £ m S C ' J M n e C t e d i i i t h e e v e m U J w a m t n ^ w u - ^ ^ ^ . - ^ . ^ - r r - . w 

lsave7othe'r portions ofthe electrical system to function normally. 
Tb- major comoonent that a building owner may not be able to properly 
iocat- above the DFE is the meter. Often utility companies want the meter 
located close to the eround so it is readily accessible for their inspection. 
Consult the local electrical utiiity company. Determine if the local electncal 
utiiiry will pennit the meter to be elevated above the DFE with access pro­
vided by a stairway and platform. If the company does not permit this, the 
meter can be" located below the DFE. but must be elevated as high as tne 
company permits. 

All eiecincai equip­
ment locaied bslow the 
DFE should bs on sep­
arate Ground Fault In­
terrupting Circui ts 
clearly marked an the 
breaker box. This 

! mak?5 ii ens'y \o shin 
Oi; power m LII; ;;;r 
equipmenl beinw lhe 
DFE in case ofa fiood. 

rontrol and utilization eouipment in residential applications generally con­
sists of receptacles, switches, and lighting components. In typical applics-
tions control and utilization eauipment will not come in contact with flood-
waters because the NFIP requires that the lowest -floor elevation be above 
the DFE However, exceptions arise in situations where access to an elevat­
ed structure requires lishtinu fixtures/switches beiow the DFE. The utmost 
car* nvst be taken to protect iife and propeny in situations where equipment 
is located below the DFE. This section discusses some basic concepts reiat­
ed to control and utilization equipment as well as guidelines regarding flood-
proofing ofthe equipment. 

'Principles and Practices for (he Design and Construction of Flood Resisiani nuilding lliiity Systems 
' November 1999 
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Standard duplex receptacles consist of two sockets, each accommodating a 
standard plus. In new installations, the three-slot grounded versions o f these 
receptacles are required. Larger appliances sometimes require receptacles 
rated for additional voltage and amperes. The needs ofthe equipment that 
are to be powered dictate the type of plug that is used. If equipment must bs 
located below the DFE, equipment ofthe lower voltage and amperage types 
should be used. 

Standard wall switches typically control lower voltage applications and could 
therefore be used below the DFE" to contro! code-required lighting fixtures. 
Devices that require larger voltages are typically wired directly to the distri­
bution panel and controlled by the associated circuit breaker and need to be 
located above the DFE. 

Residentiai iiahrins appiicauons typicaiiy use standard voltage, some com­
mercial lishting applications, particularly flourescents, use higher voltages. 
If codes specify that lighting must'be provided in areas that are below the 
DFE, care should be taken to ensure that only low voltage (120V or less)/ 
low amperage fixtures be used. They should be regulated by a GFIC breaker 
that can be used to isolate the circuit in the event of food conditions. •. 

Wall" switches, receptacles, and lighting components are typically intsrcon-
nected-usins electric junction-boxes andpressure connections/In ilood-prone 
areas, these boxes should be constructed of non-corrosive materials and lo­
cated above the DFE. 

Some equipment is commercially available for marine applications. De­
pending on the design ofthe panicular unit, it may not be designed to 
allow proper drainage and drying. If receptacles or light switches must be 
located below the DFE. they should be ofthe standard .type and. as men­
tioned elsewhere in this section, will need to be replaced after inundation 
by floodwaters. This equipment is permitted below the DFE only to the 
extent required by code for life/safety. 

Eievation 
As with all electrical components, the optimal approach when designing an 
electrica! system is to locate all components above the DFE. All attempts 
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should be made to raise control and utilization equipment aoove tne Dm. 
How-v-r if nw is not possible due to local code requirements, then tne 
minimum necessarv receptacles, switches, lights, and other components are 
p-rmitted to be located below the DFE. The distribution panel shall be locat­
ed above the DFE uniess protected from floodwaters entering or accumulat­
ing wilhin the pane! box. . 
Componen t Pro tec t ion / I so la t ion 

If control and utilization equipment must remain below the DFE, it should 
b* isolated usins the distribution panel. The components that he beneath the 
DF^ should be Grouped together on GFIC breakers, in addition, these break­
ers should be clearlv marked so that they can be disconnected in the event ot 
rising floodwaters. This approach leaves ^ ^ ^ ^ ^ ^ ^ 

DFE^vrbeen disconnected for post-flooding examination and replace­
ment of inundated components.." 

< CAUTION ;£ 

Residents shouid nev-
er remain in a srruciurc 
ihal hii.s bccti.sriicirfled 

power should be turned 
off forth; whole struc-

Wiring are the convevance lines between the source.of energy supply and 
th- equipment-that needs the electric energy supply. Most private residential 
wirlna'tof wpe TW Tfi'ermobiasnc insulated weather resistant or type THW 
that is'both heat and weather resistant. Table 3.3.5 shows the characteristics 
of insulated wires (conductors). Any ofthe wires rated for wet locations are 
permitted for instaUation below the DFE. 

Individual circuit wire may run through metal or plastic pipes called con­
duits More often, circuit wires are combined into cables. Such cables can be 
either non-metallic sheathed cable (Type NM) or steel annored cable (J ype 
\C). The steel armored cable is usable only in dry indoor locations and is 
not pennitted for installation beiow the DFE. 

• Wire connections are tvoically made with twist-on insulated connectors fre-
qu-ntlv called wire nuts. The general term for pressure-type connectors, such 
as wire nuts, is solderless connectors, Pressure connections are adequate for 
most applications. 

'principles and Praciiccs for (he Design and Construction of Flood Resistant Building Vtiliv Systems 
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Trade Name 

Moisture and heat-rtsistam rubbsr 

Type Letter 

F-HW' 

Thsrmopiasric 

Moisture-rasistam thErmaplastic TW 

Heat-resistant thermoplastic 

Moisrurt and heat-resistant 
thermoplastic 
Moisture and heat-resistant 
rhermoplastic 
Moisture and heat-resistant cross-
linked therm os ertir.'* noivethyicne 

THHN 

THW* 

THWN 

XHWN1 

Siiicont-asbestos SA 

Asbestos and varnished cambric AVA 

Maximum Oneratinp 
Temoerature 

Application Provisions 

75C 
167F 
60C 

60C 
140F 
90C 
!Q4F 

Dr;- and we: iocarions 

Dry locations 

"Dry and wet locations 

Dry locations 

75C 
167F 
75C 
16.7F 
90C 
194F 

75C 
I 5TF 

Dry and wet locations 

Dry and wet locations 

Dry locations 

Wet locations 

90C 
194F 
HOC 
230F 

Dry locations 

Dry locations only 

Table 3.3.5: Characteristics of insulated wires (conducrors) 
Source: Extracted from the National Electrical Code 
""Suitable for Flood Zones 

Elevation and Component Protsct ion 

As with power handiing equipment, the optimum choice when designing a 
wiri'ne scenario for a building is to locate all wiring above the DFE. as was 
shown in Fieure 3.3.3. However, in some developments, the wiring that ser­
vices the buildings is routed underground. In this case, keeping the wiring 
above ths DFE is not possible. The conduit should be ofa watertight type 
and extend above the DFE before the wiring is released from the conduit. 
Figure 3.3:5A shows a residential struclure with an underground electrical 
feed wire. Notice that the underground feed exlends vertically above the 
DFE before the watertight conduit is breached. In addition, the top ofthe 
conduit is protected to preveni the infiltration of rain. 

in some circumstances the-wiring enters the house above the DFE but distri­
bution wiriniz must extend below the DFE. Figure 3.3.5B shows an example 
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where distribution wiring may be required to extend below the DFE. in situa­
tions where wiring must be extended below the DFE, the wiring should be 
encased in non-corrosive conduit. The conduits should be installed vertically 
to promote thorough drainage when the floodwaters recede. Wiring should be 
installed in conduits in these applications because it is easier to replace wiring 
that is damaeed bv floodwaters if it is installed in conduit. 

y—&!_•&.- I KII...AU 

-CIRCUIT 
BREAKER 
PANEL 

TN-COMTNG 
ELECTRIC 
SERVICE 

— ELBCTRIC METER 

Figure jJ .SA: Structure with underground electrical feed wire 
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Flood Damage Protection 

For compiiance with NFEP regularioiis: the design and'construction of an elevator installation 
must include all possible steps for protecting the elevator equipment from flood damage. 

Hydraulic Elevators 

Ths jack assembly for a hydraulic elevator (see Figure I) will, by necessity, be locatsd beiow the 
lowest floor and therefore generally below the BFE. Tne jack is located in a casing, and while it will 
resist damage from small amounts 
of water seepage, total inundation 
by floodwaters will usually rssult in 
contamination of the hydraulic oil 
and possible damage to the cylin­
ders and seals of the jack. Salt 
water, because it is corrosive, can 
be particularly damaging. The 
hydraulic pump and reservoirs of 
the hydraulic elevator are also 
susceptible to water damage, but 
they can easily be located up to two 
iioors jLoovci mc jaL/iv anc iiDuv^ LU.~ 
BFE as shown in Figure 1. 

Traction Elevators 

For traction elevators (see Figure 
2), the eiectric motor and most 
other equipment are normally 
located above the elevator shaft 
and wouid not be susceptible to 
flood damage. Some equipment 
however, such as the counter­
weight roller guides, compensa­
tion cable and pulleys, and oil 
buffers, usually must be located at the bottom of the shaft. When such equipment cannot be 
located above the BFE, it must be constructed using flood-resistant materials where possible. 

Elevator Equipment 

Some equipment common to all elevators will be damaged by floodwaters unless protected. The 
most obvious example is the elevator cab. Depending upon the size ofthe cab and the types of 
intenor materials used, a cab may cost between S5,000 and S50.000. Flood damage, which can 
range from superiicial to nearly a complete loss, can easily be avoided by keeping the cab above 
floodwaters. However, in most elevator control systems, the cab automatically descends to the 
lowest floor upon loss of electrical power. Installing a system of interlocking controls with one 
or more float switches in the elevator shaft to always keep the elevator cab from descending into 
floodwaters (see Figure 3) will result in a much safer system . A float switch system or an-

— G i o u r. c 

— U / V i r -

r-igure 3. Float and Control Mechanism to Control Cab Descent 
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"000713 CITY 0 F SA:N DrEGO- C.M.IFORMA 
COUNCIL POLICY U U K K i N 

SUBJECT: DEVELOPMENT WITHIN AREAS OF SPECIAL FLOOD HAZARD 
POLICY NO.: 600-14 
EFFECTIVE DATE: December 12, 2000 

BACKGROUND: 

Development within areas of special fiood hazard is unwise from a health, safety and general welfare 
standpoint. If property' in a floodplain is elevated to avoid inundation the resulting effect is an 
increase in the water surface elevation in other areas ofthe floodplain. In the absence of FEMA 
regulations, the accumulated effect of development can increase the potential damage to other existins 
or proposed developments. 

The National Flood Insurance Act of 1968 established the Federal Flood Insurance Program which • 
provides subsidized flood insurance for all property owners providing that the local government 
•institutes adequate land use and development control measures for preventing and reducing property 
damage from flooding. Tne City of San Diego, by Council Resolution, indicated its desire to qualify ' 
for the Federal Flood insurance Program and. in 1973, adopted appropriate floodplain regulatory 
zoning consisting ofthe Floodway (FW) and Floodplain Fringe (FPF) zones. 

PURPOSE & INTENT: 

To promote the public health, safety and general welfare, and to minimize public and private losses 
due to flooding.and flood conditions in spscific areas by provisions designed to: 

a. Protect human life and health; 
b. Provide Environmental Protection consistent with related City requirements; 

• c. Minimize expenditure of public funds for flood control projects; 
d. Minimize the need for rescue and relief efforts associated with flooding; 
e. Minimize prolonged business interruptions; 
f. Minimize damage to public facilities and utilities located in areas of special flood 

hazard. 

POLICY: 

It is the Council's policy to reguiate development within Special Flood Hazard Areas in accordance 
with the requirements ofthe Land Development Code. It is also the Council's poiicy to consider all 
applicable criteria as stated herein, in addition to the requirements ofthe Land Development Code, 
when approving deviations from the floodplain regulations. This policy shall apply to all areas of 
special flood hazard within the City of San Diego. 

DEVIATION CRITERIA 

Where a deviation from the Environmentally Sensitive Lands Regulations ofthe Land Development 
Code (Sections 143.0145 and 143.0146) is requested, the decision maker shall consider all relevant 
factors, all lechnical evaluations, and all standards provided by the City Engineer in addition to the 
following conditions: 

CP-600-14 
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000714 COUNCIL POLICY CURRENT 
a. A deviation shall not be approved within any designated floodway if any increase in flood 

levels during the base flood discharge would result (See Diagram 1. Floodplain Schematic in 
Appendix A of Council Policy 600-14). . . . 

b. A deviation may be approved only upon: 

1. a showing of good and sufficient cause; 

2. a detennination that the'proposed deviation is the minimum necessary to afford relief 
from special circumstances or condition of land, not ofthe applicant's making; 

j . a determination that failure to grant the deviation would result in exceptional hardship 
to the applicant: and 

4. .. a determination that the granting of a deviation will not result in increased flood 
heights, additional threats to public safety, extraordinary public expense, create 

•• nuisances, cause fraud on or victimization ofthe pubiic, or conflict with existing local 
laws or ordinances. 

c. A deviation may Se issued for new constmction and substantia] improvements and for other 
development necesssr^' for the conduct ofa functionaiIv dependent use nrovided thst the 
structure or other development is protected by methods that minimize flood damages during 
the base flood and create no additionai threats to public safety. 

d. .Any applicant to whom a deviation is granted shall be givsn writtsn notice that the structure 
will be permitted to be built with a lowest floor elevation below the regulatory flood slevation 

' and that the cost cf flood insurance will be commensurate with the increased risk resultina 
from the reduced lowsst floor elsvation. 

e. In approving a dsviation request the decision maker shall also considsr the following factors: 

1. the danger that matsrials may be swept onto other lands to the injury of othsrs; 

2. the danger of iife and property due to flooding or erosion damage; 

j . the susceptibility ofthe propossd facility' and its contsnts to flood damage and the 
effect of such damase on ths individual owner. 

4. the importance of ths servicss providsd by the proposed facility to the community--; 

5. the necessity to the facility of a watsrfront location, where applicable; 

6. the availability of aitemative locations for the propossd use which are not subjsct to 
flooding or erosion damage; 

7. the compatibility of ths proposed use with existing and anticipated development; 

CP-600-14 
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8. the relationship ofthe propossd uss to ths comprehensivs plan and floodplain 

managsmsnt program for the area; 

9. ths safsty of accsss to the propsrty in time of fiood for ordinary and smsrgency 
vehiclss; 

10. the expected hsights, velocity, duration, rate of riss, and ssdimsnt transpon ofthe flood 
watsrs expected at the site: and, 

•11. the costs of providing governmental services during and aftsr flood conditions, 
including.maintenance and rspair of pubiic utilities and facilities such as sewer, aas, 
electrical, and water systems, and streets and bridgss. 

HISTORY: 

Adoptsd by Resolution R-203632 09/02/1971 
Amended by Resolution R-212811 03/13/1975 
Reaffirmed by Council 

Resolution R-214421 10/08/1975 
>jr»)ended w p^esolution R-272SS0 02/14/1989 
Amended by Resolution R-289515 12/02/1997 
Amended by Resolution R-294394 12/12/2000 
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CITY OF SAN DIEGO, CALIFORNIA 

COUNCIL POLICY 
COUNCIL POLICY 600-14 

APPENDIX A 

Diagram 1 
Floodplain Schematic 

CURRENT 

GROUND SURFACE 

-UMIT OF FLOOOPUiN FOR UOCROACHED IKPTEAR F100D-

FIOODMY 
4 FRINGE 

-FL00DWW-

ROOD ELEVATION WHEN 
CONFINED WITHIN FLOODWAY 

I \ 
i \ 

STREAK 
"CHANNEL-

FLOODWAY 
' FRINGE " 

AREA.0F A a O W A B L i 
ENCROACHMENT; RAISINS 
GROUND SURFACE WILL 
NOT CAUSE A SURCHARG: 
THAT EXCEEDS THE 
INDICATED STANDARDS 

a O 0 D SLEVATION 
BEFORE ENCROACHMENT 
ON FLOODPLAIN 

Note: 

Reproduced 
from the 
Federal 
Emergency 
Management 
Agency 
(FEMA). 
Sample Tsxt 
of a Flood 
insurance • 
Study, issued 
Ausust 19. 
1998. 

UNE A • fi IS THE FLOOD ELEVATION BEFORE ENCROACHMENT 
U N : C - D IS THE FLOOD ELEVATION AFTER ENCROACHMENT 
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From: "davidstebbins" <davidstsbbins@cox.net> 
To: "david stebbins" <redavidstebbins@cox.net> 
Sent: Thursday, April 12, 2007 3:57 PM 
Subject: Fw: E-Mail from Homick to Steve Lindsay 

Original Message 
From: "Patrick Hooper" <p.hpoper@!sandi_sgago.y> 
To: <Qavidsteb'DinsfJ2'.cox.net> 
Sent: Thursday, April 12, 2007 3:38 PM 
Subjsct: E-Mail from Homick to Stsvs Lindsay 

» > "Homick, Michasl" < michael.hpiriick@dhs.gQY > 04/11/07 1:32 PM > » 
Steve, 

After discussion with you rsgarding ths "Stebbins" residence proposal. I'm 
confident that city staffis pursuing a correct course of action with regard 
to your own variance procedurss, fioodplain management ordinance, and • 
compliance with 44 CFR § 60.6, Variance and Exceptions. Ifyou have any 
further qusstions concerning ths NFIP, please call. Please keep me advised 
c.npcnTTIiri" cvcniuni outcome. .Keiiarcis. 

Michael Homick 

FEMA RDC/NEIP 

1111 Broadway, Suite 1200 

Oakland, CA 94607 

510-627-7260 

4/12/2007 

mailto:davidstsbbins@cox.net
mailto:redavidstebbins@cox.net
mailto:michael.hpiriick@dhs.gQY
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Code of Federal Regulations )[ 
Title 44, Volume 1 
Revised as of October 1, 2003 • 
From the UE. Government Printing Ofnce via GPO Access 
CITE: 44CFR60.6 

TITLE 44-EMERGENCY MANAGEMENT AND ASSISTANCE 

CHAPTER I-FEDERAL-EMERGENCY MANAGEMENT AGENCY, DEPARTMENT OF 
HOMELAND SECURITY 

PART 60-CRrrERIA FOR LAND MANAGEMENT AND USE-Table of Contents 

Subpart A—R^T''"' r ' : 'tn^^ fnr Flood-Plain Management Regulations 

Sec 60.6 Variances and exceptions. 

^rtlf^hsol (a) The Administrator does not set forttf^absolnte criteriCfor granting variances from the 
criteria set forth in Sec. 60.3, 60.4, and 60.5. Ttie issuance of a variance is for fiood plain 
management purposes only. Insurance premium rates are determined by statute according to 

_ ., j : l l _ _ i l _ = ; l i & ^ J u . , . i t - r t 
cu_Lliiuricw. i io ix u_i.Ui. ni-Li iUJi L-'W iiiv-^-;—— — y —i— 
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examining the applicant's hardships, shall approve or disapprove a request While the granting 
of variances generally is limited to a lot size less than one-half acre (as set forth in paragraph "^ 
(a)(2) of this section), deviations from that limitation may occur. However, as the lot size ^ 
increases beyond one-half acre, the technical justification required for issuing a variance 
increases. The Administrator may review a community's nndings justifying the granting of 
variances, and if that review, indicates a pattern inconsistent with the objectives of sound flood • 
plain management, the Adininistrator may take appropriate action imder Sec 5924(b) of this 
subchapter. Variances may be issued for the repair or rehabilitation of historic structures upon a 
determination' that" the' proposed repair or rehabilitation will not preclude the structure's 
continued designation as a historic structure and the variance is the minimum necessary to 
preserve the historic character and design of the structure. Procedures for the granting of 
variances by a community are as follows: 

(1) Variances shall not be issued by a community within any designated regulatory ^ 
floodway if any increase in flood levels during the base flood discharge would result; 

(2) Variances may be, issued by a community for new construction and substantial 
improvements to be erected on a lot of one-half acre or less in size contiguous to and 
surrounded by lots with existing structures constructed below the base flood level, in 
conformance with the procedures of paragraphs (a) (3), (4), (5) and (6) of this section; 

(3) Variances shall only be issued by a community upon.(i) a showing of good and 
sufndent cause, (ii) a determination that failure to grant the variance would result in-
exceptional hardship to the applicant, and (iii) a determination that the granting of a variance 
will not result in increased flood heights, additional threats to public safety, extraordinary 
pubhc expense, create nuisances, cause fraud' on or victimization of the pubhc, or conflict with 
existing local laws or ordinances; 

"TZSES-
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(4) Variances shall only be issued upon a determination that the variance is the 
minimum necessary, considering the flood hazard, to afford relief; 

(5) A community shall notify the appiicant in writing over the signature of a 
community official that (i) the issuance of a variance to construct a structure below t t ie base 
flood level will result in increased premium rates for flood insurance up to amounts as high as 
S25 for S100 of insurance coverage and (ii) such construction below the base flood level 
increases risks to life and property. Such notification shall be maintained with a record of all 
variance actions as required in paragraph (a)(6) of this section; and 

(6) A community shall (i) maintain a record of all variance actions, including 
justification for their issuance, and (ii) report such variances issued in its annual or biennial 
report submitted to the Administrator. 

(7) Variances may be issued by a community for new construction and substantial 
improvements and for other development necessaiy for the conduct of a functionally 
dependent use provided that (i) the criteria of paragraphs (a)(1) through {a)(4) of this section are 
met, and (ii) the structure or other development is protected by methods that minimise flood 
damages during the base flood and create no additional threats to public safetv —— 

(b) . 

(1) The requirement that each flood-prone, mudslide (i.e., mudflow)-prone, and flood-
related erosion prone community must adopt and submit adequate flood plain management 
regulations as a conditiun oi miLicii aTiQ. conrinuec liccc. insurance cugiLJiiity is statutory and 
cannot be waived, and such regulations -shall be adopted by a community within the time 
periods specified in SecSec. 60.3, 60.4 or Sec 60.5. However, certain exceptions from the 
standards contained in this subpart may bs permitted where the Administrator recognizes that, 
because of extraordinary circumstances, local conditions may render the apphcation of certain 
standards the cause for severe hardship and gross inequity for a particular community. • 
Consequently, a community proposing the adoption o£ flood plain management regulations 
which vary trom the standards set forth in See 603, 60.4, or Sec 60.5, shall explain in writ ing to 
the Adininistrator the nature and extent of and the reasons for the exception request and shall 
include, sumcient supporting economic, environmental, topographic, hydrologic, and other 
scientific and technical data, and.data with respect to the impact on public safety and the 
environment 

(2) The Administrator shall prepare a Special Environmental Clearance to detennine 
whether the proposal for an exception under paragraph (b)(1) of this section will have 
significant impact on the human environment The decision whether an Environmental Impact 
Statement or other environmental document will be prepared, will be made in accordance -with 
the procedures set out in 44 CFR part 10. Ninety or more days may be required for an 
environmental quality clearance if the proposed exception will have significant impact on the 
human environment thereby requiring an EIS. 

(c) A community may propose flood plain management measures which adopt standards for 
floodproofed residential basements beiow the base flood level in zones Al-30, AH, AO, and AE 

[\ which are not subject to tidal flooding. Nothwithstanding the requirements of paragraph (b) of 
this section the Administrator may approve the proposal provided that 
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(1) The community has' demonstrated that areas of special flood hazard i n which 

basements will be permitted are subject to shallow and low velocity flooding and that there is 
adequate flood warning time to ensure that all residents are notified of impending floods. For 
the purposes of this paragraph flood characteristics must include: 

fi) Flood depths that are five feet or less for developable lots t h a t are 
contie^ious to land above the base flood level and three feet or less for other lots; 

(ii) Flood velocities that are five feet per second or less; and 

(iii) Flood warning times that are 12 hours or greater. Flood warning t imes of 
two hours or greater may be approved if the community demonstrates that it has a flood 
warning system and emergency plan in operation that is adequate to ensure safe evacuation of 
flood plain residents. 

(2) The community has adopted flood plain management measures that require that 
new construction and substantial improvements of residential structures with basements in 
zones Al-30, AH, AO, and .AE shall: 

(i) Be designed and built so that any basement area, together with attendant 
utilities and sanitary facilities below the floodproofed design level is watertight with walls that 
are impermeable to the passage of water without human intervention. Basement walls shall be: 
built with the capacity to resist hydrostatic and hydrodynamic loads and the effects of 
buoyancy resulting from flooding to the floodproofed design level, and shall be designed so 
• • • • ; J : :7T ,.,J%,^,-„ i-.-,,-- P - . - J , - i.'L-.-.i. ^ . . . - , _ . J i V - ' i 1 ""n. . ci_,_j ,r* J j • -_=~i 
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level shali be an elevation one foot above the level of the base flood where the difference 
between the base flood and the 500-year flood is three feet or less and .two feet above the level of 
the base flood where the difference is greater than three feet o^l (ii) Have the top of the floor of any basement area no lower than five feet & J ? ~ 

(iii) Have the area surrounding the structure on all sides filled to or above 
the elevation of the base flood. Fill must be compacted with slopes protected by vegetative 
cover; 

(iv) Have a registered professional engineer or architect develop or review 
the building's structural design, specifications, and plans, including consideration of the depth, 
velocity, and duration of flooding and type and permeabiiity of soils at the building site, and 
certify that the basement design and methods of construction proposed are in accordance with 
accepted standards of practice for meeting the provisions of this paragraph; 

. (v) Be inspected by the building inspector or other authorized representative 
of the community to verify that the structure is built according to its design and those 
provisions of this section which are verifiable. 

r ^ ' 

[42 FR 46975, Od. 26, 1976. Rsdesigmted at 44 FR 31177, May 31,1979, as amended at 4S FR 44543 and 44552, 
Sept 29, 1983; 49 FR 4751, Feb. 8, 1984; 50 FR 36025, Sept. 4, 1955; 51 FR 30308, Aug. 25, 1986; 54 FR 33550, 
Aug. 15,1989] 
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Diagram II3-02 K 
Underground Parking Srructures 
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(4) Gross fioor area includes enclosed sxtsrior stainvsils and Enclosed 
sxtsrior Elevator shafts. 

(5) Gross floor area includes intsrior shafts such as sisvator shafts, 
vsntilation shafts, and othsr similar vsrtical shafts, interior stairwells, 
ramps, and mechanical squipmsnt rooms. Gross floor area includss 
the area of ths horizontal projection into ths intsrior shaft of each floor 

shown in Diagram 113-02L. 
' " H : 

/ 

Diagram Ii5-02L 

Interior Stairwells and Vertical Shaits 

(6) Gross floor area includes on- or above-grads parking structures, garagss, 
and carports that are constructsd and maintained with less than two 
slevarions of ths elsment that are at least 75 psrcsnt completsly opsn, as 
shown in Diasram 113-02M. • 

Ch Arr. Drv. 
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PLANNING COMMISSION 

RESOLUTION NO. PC-XXXX 
COASTAL DEVELOPMENT PERMIT NO. 147134 

SITE DEVELOPMENT PERMIT NO. 389939 
STEBBINS RESIDENCE [MMRP] 

WHEREAS, DAVID STEBBINS, Owner/Permittee, filed an application with tbe City of San 
Diego for a permit to demolish an existing one-story duplex, and'construct a new, three-story 
single family residence above basement garage (as described in and by reference to the approved 
Exhibits "A" and corresponding conditions of approval for the associated Permits No. 147isl­
and 389939), on portions of a 0.057-acre site; 

WHEREAS, the project site is located at 5166 West Point Loma Boulevard in the RM 2-4 Zone, 
Coastal Overlay Zone'(appealable-area), Coastal Height Limit Overlay Zone, First Pubiic 
Roadway, Beach Parking Impact Overlay Zone, .Airport Approach Overlay Zone. Airpon 
Environs Overlay Zone, and the 100-year Flood-plain Overlay Zone, within the Ocean Beach 
Precise Pian and Local Coastai Program Land Use Plan; 

WHEREAS, tbe project sits is legally described as Lot 14, Block 90 of Ocean Bay Bsach Map 
No. 1189; 

WHEREAS, on February 8, 2007, the Planning Commission of the Cityof San Diego considered 
Coastal Development Permit No. 147134, and Site Development Permit No. 389939, pursuant to 
the Land Development Code ofthe City of San Diego; NOW, THEREFORE, 

BE IT RESOLVED by the Planning Commission ofthe City of San Diego as follows: 

That the Planning Commission adapts the following written Findings, dated February 8. 2007. 

FINDINGS:' ' ' 

Coastai Development Permit- Section 126.0708 

1. The proposed coastai development will not encroach upon any existing physical access 
way that is legaUy used by the public or any proposed public accessway identified in a 
Local Coastal Program land use plan; and the proposed coastal development will enhance 
and protect public views to and aiong the ocean and other scenic coastal areas as specified 
in the Local Coastal Program land use plan. 

.All deveiopmsnt would occur on private property, and would be within the 30-foot coastal heisht 
limit. Additionally, the proposed projecl will not encroach upon any adjacent existing physical 
access way ussd by the pubiic nor will it adversely affect any proposed physical public accessway 
identified in the Local Coastal Program Land Use Plan. The subject property is not located 
within or near any designated public view corridors. Accordingly, the proposed project will not 
impact any public views to or along the ocean or other scenic coastal areas as specified inthe 
Local Coastai Program land use plan. • 

Pase7 of 16 

9 / 4 



000723 

2. The proposed coastal development will not adversely affect environmentally 
sensitive lands. 

The project requires a Site Deveiopment Permit due to the presence of Environmentally Sensitive 
Lands. The project proposes the demolition of an sxisting one-story, duplex and the construction 
ofa new three-story above basement single family residence. The City of San Diego conducted a 
complete environmental review of this site. A Mitigated Negative Declaration has been prepared 
for this project in accordance with State of California Environmental QuaUty Act (CEQA) 
guidsiinss, which preclude impact to these resources and Mitigation Monitoring and Reporting 
Program (MMRP) wouid be implemented to reduce potential historical resources (archaeology) 
impacts to a level below significance. Mitigation for archaeology was required as the project is 
located in an area with a high potential for subsurface archaeological resources. The project site 
is a relatively flat contains an existing structure, which is located approximately 8 feet above 
mean sea level (AMSL). The project site is not located within or adjacent to the Muii-Habitat 
planning Area (MHPA) ofthe City's Multiple Species Conservation Program. The project site is 
located within an existing urbanized area. The proposed project was found to not have a 
significant effect on the environment. Therefore, the proposed coastal development will not ' 
adversely affect environmentally sensitive lands. 

3. The proposed coastal development is in conformity with the certified Local Coastal 
Program land use plan and complies with all reguiations ofthe certified Impiementation 

• r rogranL 

City staff has reviewed the proposed project for conformity with the Local Coastal Program and 
has determined it is consistsnt with the recommended land use, design guidelines, and 
development standards in effect for this site per the adopted Ocean Beach Precise Plan and Local 
Coastal Program Land Use Plan which identifies the site for multi-family residsntial use at 15-25 
dwelling units per acre, the project as proposed would be constmcted at 17 uweliing units per 
acre. 

Tne proposed deveiopment is to demolish an existing one-story, duplex and construct a new. 
three-story above basement garage. The new stmcture will be constructed within the 100 Year 
Floodplain {Special Flood Hazard Area), and has a Base Flood Elevation of 9.6 feet mean sea 
level. The restrictions on dsvelopment within the floodplain require that the lowest floor, 
including basement to be elevated at least 2 feet above the base flood elevation in accordance 
with San Diego Municipal Code (SDMC) section §143.0146(C)(6), while the Federal Emergency 
Management Agency (FEMA) requires that the finished floor elevation be at one or more feet 
above the base flood elevation (BFE). This project is requesting a Site Deveiopment Peimit to 
allow a deviation to permit development ofthe residsntial structure, to be at 7.1 feet below the 
Base Fiood Elevation. 

Staff supports the proposed deviation due to the development limitations ofthe site and the 
flood-proofing conditions that would be applied to the permit to constmct the lower level below 
the Base Flood Elevation. The deviation request will not increase the overall structure height, 
mass, and setbacks. 
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Tbe proposed development is located in an area designated as being between the first pubhc road 
and the Pacific Ocean, therefore views to tbe ocean shall be preserved. A visual corridor of no t 
less than the side yard setbacks will be preserved to protect views toward Dog Beach and the San 
Dieso River. In addition, this area is not designated as a view corridor or as a scenic resource. 
Public views to the ocean from this location will be maintained and potential public views from 
the first pubhc roadway will not be impacted altered by the development Accordingly, the 
proposed project will not impact any public views to or along the ocean or other scenic coastal 
areas. The project meets the intent of the guidelines for the Coastal Overlay and Coastal Height 
Limitation Overlay zones, and tbe Ocsan Beach Precise Plan and Local Coastal Program 
Addendum. Therefore, the proposed coastal deveiopmsnt would conform with the certified 
Local Coastal Program land use plan and, with an approved deviation, comply with all 
resulations ofthe certified Implementation Program. 

4. For every Coastal Deveiopment Permit issued for any coastal deveiopment between 
the nearest public road and the sea or tbe shoreline of any body ofwater located within the 
Coastal Overlay Zone the coastal development is in conformity with the public access and 
public recreation policies of Chapter 3 of the California Coastal Act 

* 
The propossd development is to demolish an existing one-story; duplex and construct a new 
three-story above basement garags. The subject property is designated as being betwesn the first 
pubiic road and the Pacific Ocean within the Coastal Overlay Zone. 

Tne proposed project site backs up to and is adjacent to the Ocean Beach Park, designated in the 
Local Coastal Program as a pubhc park and recreational area. Pubhc access to tbe park area is 
avaiiabie at the end of Voltaire Street and West Point Loma Boulevard. .Ml deveiopmsnt would 
occur on private propeny; therefore, the proposed project will not encroach upon the existing 
physical access way used by the pubhc. Adequate off-street parking spaces will be provided on-
site, thereby, eliminating any impacts to pubiic parking. Tne proposed coastai development will 
confonn to the public access and pubhc recreation poUcies of Chapter 3 ofthe CaUfomia Coastal 
Act 

Site Development Permit - Section 126.0504^ 

1. The proposed development will not adversely affect the applicable land use pian; 

The proposed development is to dsmoiish an existing one-story, duplex and construct a new 
three-story abovs basement garage. The project is within the 100-year floodplain, and is 
therefore withm the Environmentally Sensitive Lands, requiring a Sits Development Permit for 
the deviation to the Special Flood Hazard Area,, per the City's Environmentally Sensitive Lands 
Resulations (SDMC Section 143.0110 Table 143-01A). The project is located in tbe appealable 
Coastal Overlay Zone requiring a Coastal Developmentpermit The proposed development is 
located between tbe shoreline and the first public roadway; therefore views to the ocean shall be 
preserved. This project is located in the RM-2-4 Zone, The RM-2-4 Zone permits a maximum 
density of 1 dwelling unit for each 1.750 square feet of lot area. The project is in conformance 
with the underlying zoning, and conforms to the required floor area ratio, parking and setbacks. 
The proposed deveiopmsnt will adhere to the required yard area setbacks pursuant to the Land 
Deveiopment Code. A Deed Restriction is a condition of approval to preserve a visual corridor 
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of not less than the side yard setbacks, in accordance with the requirements of San Diego 
Municipal Code Secrion 132.0403(b). The building will be under the maximum 30-foot Coastal 
Height Limit allowed by the zone. 

The proposed project meets the intent, purpose, and goals ofthe underlying zone, and tbe Ocsan 
Beach Precise Plan and Local Coastal Prosram Addendum. Therefore, the proposed 
development will not adversely affect the appUcable land use plaa 

2. The proposed development will not be detrimental to the public health, safety, and 
welfare; 

The proposed development is to demolish an existing one-story, duplex and construct a new 
1,749 square-foot, three-story single-family dwelling unit above an 819 square-foot basement 
garage resulting in a 2.565 square-foot structure, hardscape, landscape on a 2,500 square-foot 
site. The present units to be demolished may contain asbestos and lead-bassd paint and it could 
potentially pose a risk to human heath and pubhc safety. All demourion activities must be 
conducted in accordance with the San Diego County Air Pollution Control District (SD.APCD) 
and the Califomia Code of Regulations Title 8 and 17 regarding the handling and disposal of 
asbestos-containing materiais and lead-bassd paints.. Therefore, special procedures during 
demohtion shall be followed As a condition ofthe permit, Notice is to be provided to the Air 
Pollution Control District prior to demohtion. Failure to meet these requirements would result in 

The permit as conditioned, shall floodproof aU structures subject to inundation. The 
floodproofed structures must be constructed to meet the requirements ofthe Federal Insurance 
Administration's Technical Bulletin 3-93. The permit conditions added, to flood-proof the 
basement garage to the required height above grade, have been detennined necessary to avoid 
potentially advsrse impacts upon the health, safety and general welfare of persons residing in the 
area. All site drainage from the proposed development would be directed away from the adjacent 
properties into existing pubhc drainage system locatsd on Wsst Point Loma Boulevard via a 
sump pump ahd sidewalk underlain!' "~ " . . . . . . 

Based on the abovs, human hsaith and public safety impacts due to the demohtion ofthe existing 
structure on site would be beiow a level of significant, and a Notice to tbe SDAPCD is required 
and would be added as a permit condition. Tnerefore, the proposed development will not be 
detrimental to the pubUc health, safety and welfare. 

3. The proposed deveiopment will comply with tbe regulations of the Land Development 
Code; 

The proposed development includes the demoUtion of an existing single-level, 1,250 square-foot 
duplex residsnce and constniction of a new 1749 square-foot three-level single dwelling unit 
with a subterranean parking garage. The project area is mapped within the 100 Year Floodplain 
(Special Flood Hazard Area), and has a Base Flood Elevation of 9.6 fest mean ssa level. The 
restrictions on dsvelopment within the floodplain require that the lowest floor, including 
basement to be elevated at least 2 feet above the base flood elevation in accordance with San 
Diego Municipal Code (SDMC) section §143.0146(CX6), while the Federal Emergency 
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Manasement Asency "(FEMA) requires that the finished floor elevation be at one or more fest 
abovs'the base flood elevation (BFE), which would effectively render the ground fioor 
uninhabitable for most properties in this area. 'In, addition, the iot is sub-standard in that it is only 
2 500 square feet in area where the minimum lot size allowed by the zone is 6.000 square feet. 
Additionally, the RM-2-4 zone requires that 25 percent of FAR be utilized for pariang, uniess the 
parkins is providsd underground. Thsrefore, the project is requesting a deviation to allow 
devslopment ofthe residential structure, to be at 7.1 fest below the Base Flood Elevation. -All 
structures subject to inundation shaU be flood-proofed, and must be constructed to meet the 
reauirements ofthe Federal Insurance Administration1 s Technical Bulletin 3-93. 

An approved Site Development Permit would allow the deviation and would be consistent with 
the Land Dsvelopemnt Code. Thus, the-proposed project mests ths intent purpose, and goals of • 
the underlving zone, and the Ocsan Bsach Prscise Plan and Local Coastal Program Addendum, 
and complies to the maximum extent feasible with the regulations ofthe Land Deveiopment 
Cods. Therefore, tbe proposed deveiopment will not adversely affect the apphcable land use 
plan. 

Simnl em ental Findings. EpvironmeDtallv Sensitive Landsfb) 

1. The site is physically suitable for tbe design and siting ofthe proposed deveiopment 
and the development will result in minimum disturbance to environmentally sensitive 

Tbe project site is immediately south ofthe San Diego River mouth outfaU at the Pacific Ocean 
and locatsd within ths 100 year floodplain and is thsrefore considered environmentally sensitive 
land, requiring a Site Development Pennit for the deviation to the Special Flood Hazard Area, 
However, the previous site grading and construction ofthe existing duplex have completely 
disrurbed ths site. Tne property is relatively fiat and docs nut include any sensitive topographical 
or biolosicai resources. The site is nsithsr within nor adjacsnt to Multi-Habitat Planning Arsa 
(MHPA) lands. A Mitigatsd Negative Declaration dated Novembsr 2, 2006, has bsen prepared 

. forthisproject in-accordance with StateCEQA guidelinss, and a Mitigation, Monitoring and 
Reoortins Prosram is rsquired for Archaeological Resources to reducs any potential impacts to 
below a levsl of significance. 

A seotechnical analysis was prepared to address the liquefaction issue, This repon concluded 
that the site is considered suitable for the proposed development provided the conditions in the 
Gsotschnical Invsstigation Rsport ars implemented. Therefore, the site is physically suitable for 
the desisn and sitins ofthe proposed development and tbe development will result in minimum 
disturbance to environmentally sensitive lands. 

2. Tbe proposed deveiopment will minimize the alteration of land forms and will not 
result in undue risk from geologic and erosional forces, fiood hazards, or fire hazards; 

The proposed project will be sited on a 2,500 square-foot, developed iot. The majority ofthe site 
is relatively flat at 8 feet above MSL across an approximately 25 foot x 100 foot lot The 
propossd development sunounded by existing residential devslopmsnt, within a ssismicaliy 
active region of California, and therefore, the potential exists for gsologic hazards, such as 
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earthquakes and ground failure. Proper engineering design ofthe new structures would minimize 
potsntial for gsologic impacts from regional hazards. 

On site grading would occur for excavation of the building foundation and basement Tne 
subterranean garage, which wouid have a depth of 6 feet below existing grades, would be at least . 
rwo feet below the high groundwater table. However, the subject site is no greater danger from 
flooding than the adjacent, alrsady developed sites and the proposed design mitigates potential 
flood related damage to the principal residential structure by raising the required Uving space 
floor area above ths flood line per FEMA requirements, and flood-proof ail structures subject to 
inundation in accordance with Technical Bulletin 3-93 ofthe Federal Insurance AdministratiotL 
Therefore, fee proposed development will not result in undue risk from geologic and erosional . 
forces, flood hazards, or fire hazards. 

3. The proposed development will be sited and designed to prevent adverse impacts on 
any adjacent environm en tally sensitive lands; 

The project sits is within ths 100 year fioodplain and is therefore considered environmentally 
sensitive land. However, the previous site grading and construction ofthe existing duplex have 
completsly disturbed the site. The property is relatively flat with an elevation of 8 fest above 
mean ssa level and does not include any sensitive topographical or biological resources. The site 
is neither within nor adjacent to Multi-Habitat Planning Area (MHPA) lands. A Mitisated 

with State CEQA suideiines. and a Mitigation, Monitoring and Reporting Program is required 
for .Archaeological Resources to reduce any potential impacts to below a level of significance. • 
Thus, with the implementation ofthe conditions in the Geotscbnical Investigation the proposed 
projsct shouid not adversely affect environmentally sensitive lands. 

4. The proposed development will be consistent with the City of San Diegoss Muitipie 
species Conservation Program (MSCP) and subarea plan; 

The project proposes the demolition'of the existing duplex and construction of a three-level 
single dwelling unit with a subterranean parking garage. Tbe project site is south of, but not 
adjacsnt to, ths Multipis Spsciss Conssrvation Program (MSCP). Multiple Habitat Planning 
Area (MHPA) ofthe San Disgo River floodway. Therefore, the project doss not need to show 
consistency with Multiple Species Conservation Program Subarea Plan. 

5. The proposed deveiopment will not contribute to the erosion of public beaches or 
adversely impact local shoreline sand supply; and 

The subject property is located approximately 450 fest away from the edge ofthe pubUc bsach. 
and is separated from tbe shoreline by a city parking lot AU site drainase from the proposed 
dsvelopment would bs directed away from the adjacent properties into existing public drainage 
system located on Wsst Point Loma Bouisvard via a sump pump and sidewalk underlain. 
Therefore, the proposed development will not contribute to the erosion of public beaches or 
adversely impact local shorslins sand supply. 
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6. The nature and extent of mitigation required as a condition of the permit is 
reasonably related to. and calculated to alleviate, negative impacts created by the proposed 
development 

The project proposes the demoUtion ofthe existing duplex and construction of a three-level 
single dwelling unit with a subterranean parking garage. An environmental analysis was 
perfonned and Mitigatsd Negative Declaration (MND) No. 51076 was prepared, which would 
mitigate potentiaUy significant archaeological resource impacts to below a level of significance. 
The MND also discusses the location ofthe project bsing within the 100-year fioodplain ofthe 

• San Diego River according to the Federal Emergency Management Agency (FEMA) map. The 
permit and MMRP prepared for this project include conditions, environmental mitigation • 
measures, and exhibits ofapproval relevant to achieving compliance with the appUcable 
regulations ofthe Municipal-Code in effect for this project. Thsse conditions have bsen 
determined necessary to avoid potentially adverse impacts upon the health, safety and seneral 
welfare of psrsons residins or working in the area- These conditions include requirements 
pertaining to landscape standards, noise, lighting restrictions, pubhc view. pubUc right of way 
improvements, flood-proofing the structure and raising the habitable space above fiood line, 
which provides evidence that tbe impact is not significant or is otherwise mitigated to below a 
level of significance. Tnersfore, the nature and extent of mitigation required as a condition of ths 
permit is reasonably related to. and calculated to alleviate, negative impacts created by the 
proposed development 

Supplemental Findings. EnvironroentaDv Sensitive Lands Deviationsfc'l 

1. There are no feasible measures that can further minimize the potential adverse affects 
on environmentally sensitive lands; and 

The project area is mapped within the 100-year floodplain and the restrictions on development 
within the fioodplain rsquire that the first fioor be 2 fest above the base flood sisvation. Ths 
sub-standard lot of 2.500 square fset is less than 42% ofthe minimum arsa required for a legal 
lot in the RM-2-4 zone. These conditions and the fact that 25 percent ofthe 0.70 fioor arsa ratio 
(FAR) allowed by ths zone is required to be used for parking, unless the parking is provided 
underground, led the appUcant to provide an underground garage that will be flood proofed 
according to the requirements ofthe Federal Emergency Manasement Agency (FEMA) in order 
to avoid having part ofthe ground floor level devoted to parking, which, in turn, would have 
drastically reduced habitable space. The project proposal includes a modsst increase in square 
footage from 1.250 to 1.749 and to allow for dsvelopment to be below the base flood elevation. 
Raising the finished floor elevation two feet above the BFE will not change ths situation with 
regard to any adverse effects. The propsrty is protectsd by a Isvse from floods that may corns 
from the San Diego River. .Any flooding would be ofa low velocity and shaUow and more iikeiy 
from run off from the hill above Ocean Beach than from the river or the ocean. 

Building the structure below ths BFE or rwo-fsst above, will not have impiications to 
environmentally sensitive lands, therefore there are no feasible measures that can further 
minimizs the potential adverse affects on environmentally sensitive lands. 
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2. Tbe proposed deviation is the minimum necessary to afford relief from special 
circumstances or conditions of the land, not of the applicant's making 

The proposed dsvelopment is taking place within the 100 Y'ear Floodplain {Special Flood 
Hazard Area), and the proposed new development is not in conformance with SDMC section 
§ 143.0146(C)(6) which requires a development within a Special Flood Hazard Area to hsvt ths 
lowsst fioor. mcluding basement, elevated at least 2 feet above the base flood elevation. The 
Federal Emersencv Management Agsncy (FEMA) rsquirss that ths finishsd floor elevation b e at 
one or more feet above the base flood slevation (BFE). This projsct is requesting a deviation, to 
allow development ofthe residential structure, to be at 7.1 feet below the Base Flood Elevation. 
The subterranean garage, which would have a depth of 6 feet below existing grades, would b e at 
least two fest.below the high groundwater table. However, all structures subject to inundation 
shall be flood-proofed and meet the requirements ofthe Federal Insurance Administration's 
Technical Bulletin 3-93. The proposed basement parking area is ths rrnm'mnm nscsssary to 
exclude the parkins from the FAR, to allow for a reasonably sized residence on this sub-standard 
lot In addition, the applicant states that thsrs is hydrological evidence that flooding if any that 
may occur in a 100 years flood event would be minor and easily handled by the proposed flood 
nroofins. Tbe property is protected by a levee from floods that may come from the San Diego 
River. Flooding in this area would be due to lack of capacity of the storm watsr systsm. 
Flooding in a 100 ysar event in this area is very low velocity (ponding only) does not come mom 
the river or the beach as is commonly believed but from run off from the streets on the hili above 
ocean beach. Additionaiiv, there LS cviticuce tnat recent and Signmcant storm water rspairs m 
this area should significantly reduce the alrsady low risk. The proposed BFE will not have an 
adverse effect on environmentally sensitive lands and provide ths miniimim necessaiy- to afford 
relief from special circumstances or conditions ofthe land. • 

Sunolemental Findings. Environm en tall v Sensitive Lands Deviation from Federal 
Emergency Management Agencv Regulationsfd) 

1. The City engineer has determined that the proposed development, within any 
designated floodway will not result in an increase fiood levels during the base fiood 
discharge; 

The proposed dsvslopment including the flood-proofed basement garage is taking place within 
the 100 Year Floodplain and not within the Floodway. Therefore, this finding is not applicable 
to the subj ect proj ect. 

2. Tbe Citv en<nneer has determined that the deviation wouid not result in additional 
threats to the public safety, extraordinary public expense, or create a public nuisance. 

The proposed deveiopmsnt is to demolish an existing one-story, duplex and construct a nsw 
1 749 souare-foot, three-story singls-family dwelling unit above an 819 square-foot basement 
sarase. *The pemiit as conditioned, shall flood-proof all structurss subject to inundation. The 
owner shall bear all costs of flood-proofing, and thsre will be no expense to the city. 
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The City Engineer has dstsrmined that the deviation to aUow the structure to be built undsr tb.e 
BFE rathsr than 2!-0" abovs as required by the Land Deveiopmsnt Code will not cause an 
increase in the flood height. The elevation requirement ofthe Land Development Code is for the 
protection ofthe structures and its contents. Lessening that requirement does not rssult in 
additional threats to pubUc safsty, extraordinary public expense, or create a public nuisance. 

BE TT FURTHER RESOLVED that, based on the nndings hereinbsfore adopted by the Planning 
Commission, Coastal Dsvslopment Pennit No. 147134 and Site Dsvslopmsnt Permit No. 
389939 ars hsreby GRANTED by the Planning Commission to the referenced Owner/Permittee, 
in the form, exhibits, terms and conditions as set forth in Pennit No. 147134/389939, a copy of 
which is attached hereto and made a nan hereof. 

LAILA ISKANDAR 
Development Project Manager 
Development Servicss 

* j ..- J T : - ! o ->/-\m 

Job Order No. 42-3454 

cc: Legislative Recorder. Planning Department 
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ROBERT J. CALLAHAN 

ATTORNEY A T L A W 

S U I T E \ A C Z 

SS WtST J A C K S O N BoyLSvAKD 

CHICAGO, JUJWOIS eoec id 

PHONE ca 12) aaz-sooo 

FA* ( 3 12 ) 4 E 7 - 1 2 S 9 

S an Diego City Council 
2 02 C Street, i V Floor 
£ an Disgo, Ca. 92101 

ADrill8.2007 

RE: 5 i 66 W. Point Loma 

Etear Council, 

I am writing ihis letter to express my support for David Stebbins sad the proposed 

<-, • n i a f t O+ % 'l (*.£. W D r v i r t t T '-i^v^o T o i - n + h « r vn r r ^a * - ^ t - ^ l 2 j l a m r l ? 1 S / I Ji i X i ^ ^ n i ^ f - T "*•«-.o' 7 *i-.r»-r r a - w a r 
^ , . V f W V . t . . „ J W W r. , J. UUAk <_IWL*AhK 1 Ml I [ UJw u r\ JJ.WJ V L ^ J t/—r U U U . • ^ U—T ' « •» . 1 V i U V 1 " • IT ' n J. I M" T w i4. iVV 

v ith David personally, and he has provided me with tbe proposed plans and reisted 

d icumsntation. I also previously attended the meeting ofthe Ocean Bsach planning board to 

e: cpress my support of ths project I am fuii aware of tns complexities ofthe buiiding process 

a- id I fuily support Mr. Stebbins sad the proposed project 

I ani currently residing out of slate or I would appear personaUy at ths council hearing. I 

p an to spend my retirement years in Ocesa Beach, and! believe that DavidTs project will be an 

a sst to the Ocsan Beach community. It particulariy will be an improveserit to the area which 

y. as some ycais ago described to me as '''crack alley7'. I am available at any time if you have any 

qi testions or need assistance with this issue. 

Sincsreiy, 

Robsrt J. Callahan 

-z-zl TOTPL P.02 
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From: "davidstebbins" <davidstebbins@cox.net> 
To: • "david stebbins" <redavicstebbins@cox.net> 
Sent: Tuesday, Aprii 17, 2007 11:37 PM 
Subject: Fw: Letter of Support 

Original Message 
From: Sanchez. Mira 
To: PavidSt5bbins@cox.net 
Sent: Monday, April 15, 2007 12:41 PM 
Subject: Letter of Support 

Date: April 16,2007 

Dear OB Planning Commission,, 

My name is Mira L. Sanchez and I am the owner {B years now) of 5172 West Pt. Loma Blvd and wanted to write 
you this letter supporting David Stebbin's house remodel project I have seen the concept drawings and can only 
say that this wouid do a great deal for us as homeowners and for the beautification of OB. 

Its time that the area sees some gentrification and David's project is a step in the right direction.-

I cannot personaily be on hand to support the next meetina. but ask that you accsot this letter as nry suooort and 
approval of David's project 

Regards, 

Mira L. Sanchez 
Intel Corporation-
Optical Platform Division 
Commodity Manager' 
510-578-5628 
858-705-0327 (cell) 
mirs.sanchezfa) Intel, com 

4/18/2007 

mailto:davidstebbins@cox.net
mailto:redavicstebbins@cox.net
mailto:PavidSt5bbins@cox.net
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April 22, 2007 

To: Counciimsn Kevin Fauiconsr 
202 C St ms#10 
San Die5o,Ca. 92101 

CC tc: David Stsbbins 
484S Voltaire St Ste 1-A 
San Diegc, Ca. £2107 

Dear Mr. Faulconer. 

My wife and i own the property directty next door to Mr. Stsbbins proposed project Our 
address is 5164 W. Point Loms Blvd. As ycu know, our bt and stmcture are essentiaily identicsL 
Ws are in favor of Mr. Stebbins pisns to improve hie property. We else fesl this will be s benefit to 
the communiiy. We would very much like tc ses the structurss on both sides of us follow his lead. 
To my fcnowSsdge, these one story structures were built in lhe SO's and are over due for 
ijnprcveinent 

Alvm and Joan Cox 

PS; We attsnded Michael Aguirre's talk at the Ssn Diego Yacht and the open day ceremonies and 
notsd your attendance at both. (nank you vsry much for your wortc with our beautiful city and our 

cd UdST:*0 ^002 S2 ' ^ ^ S Z Z 5 T 9 : " ^ ^ ^ N b D r a N U l b : " ^ 



000735 
TO: Whom It Mav Concern 

I am a propsrty owner in Ocean Beach. I support the project known as The Stebbins residence 
(pts51076) locaied at 5166 W. Point Loma Blvd. 

I ask that you vote in favor of this project. 

.••''' name' / 

A/~A £ -W 
dated 

anresss - j - .. ., rz?/f fz//? 

^ ^ ^ 
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000737 

TO: Whom It May Concern 

I am a property owner in Ocean Beach. I support the project known as The Stebbins residence 
(pts51076) located at 5166 W. Point Loma Blvd. 

I ask that you vote in favor of this project 

dated 

adresss 

<&-2^ € & 

S f — ' 
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TO: Whom It May Concern 

I am a property owner in Ocean Beach. I support the project known as Tne Stebbins rersidence 
(pts51076) located at 5166 W. Point Loma Blvd. 

I ask that you vote in favor of this project. 

name 

-zr/o 6 
dated 

^ / • 7 f i ^ ^ f f^-^n dfS^tL £ny/) 
aoresss 

/ s J ^ \ ~l/ \ j ? __>- / n i t — 

.J'L <^ff*rj~ far f ^ J ^ t 

-vr 

^ff^TZ fa//y ^ ^ 

Pav id ' &**• v*r rv* 

jyî pm/ftJ place j 

O'ur o-r I p ^ ^ opn y^yy-j 
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Stebbins Residence 
ProjiCtNc. 51076 

OcBan Beach Community 

Summary 

Planning Commission approved the project by a 
vote of &-0.1. 

Marcr, 1.2X7 

mw&&~&£&&:&s&&s mm&m &^S^^Sgi^^^>«^vBlo?rTrant . '5am]cB£SaparimerTt^^^^^^&]i^ 

Staff Response 

Conforms with Land Development Code 

Consistent with the Land Use 

Deviation Substantiated 

The permit conditions applied to this 
action are appropr iate.^. 
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luesday. May 22, 2007 
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Tuesday, May 22, 2007 

DevelODirient Services Departmenl 
Proiect Minago inem 
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1 
1 

Developmeni Services Departmenl 
Project Uanagemanl 
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Ocean Beach Precise Plan 
Recommendation 

The Ocean Beach Planning Board 
reviewed the project on July 5, 2006. 

There were two motions concerning this 
:•'-..property, and..neithendn 

BK- i i : - ; . .-,1 

w^ss^^^^^-^w?^ Jg^J 

Staff Recommendation 

Deny the appeal and 

APPROVS Coastal Developmant Permit No. 
147134 
- n — m Finflinffi 

APPROVE Site Development Permit No. 3B953S 

^jC£PilFXaMitigateasKegatiyB.©aclaratioriSNo^ " 



H E A j K i M ^ ^ A J R I N G S l - May 22 Hearing RJE Stebbins Residence Costal Development Permit 

From: "Darin.Ricco11 <darin.ricco@century21.com> 
To: <hsarin2sl@sandiee0.gov> 
Date: 5/8/2007 1:25 PM 
Subject: May 22 Hearing RE Stebbins Residence Costal Development Pennit Np. 147154 

Dear City Council, 

This letter is writ ten to show my strong disapproval of the Planning Commission's decision in 
approving an application for a CDP and a SDP for the construction of a three story residence at 
5165 West Point Loma Blvd. This block of West Point Loma 3ivd that 5155 is located o n consists of 
entirely one story duplexes that are adjacent to the grass area across the parking lot f r o m dog 
beach. This grass area is used as a gathering place, picnic area, dog walking area and overaii nice 
place to enjoy the San Diego weather. The row of duplexes each have their charming 
characteristics developed over the years by their owners and blend into the Ocean Beach scenery. • 
The construction of such a large home on a small 2500 sq, ft. lot would disturb the balance of this 
area. From the other side of 5166 West P.L. Blvd., looking towards the beach, locals a re able to 
see the palm trees and sail boat masts over the row of duplexes giving the area that unique beach 
feel that everyone moves here and visits here for. The construction of a three story h o m e wouid 
not only block this coveted view ioved by many locals and tourists alike, but would destroy the 
harmony o f t h e block both visually and, during construction, acoustically. The conslruct ion couid 
furthermore deter tourists from coming to Ocean Beach, Dog 5each specifically, and they couid 
decide upon another beach in the steed, taking away from the local economy. Lastly, i f this project 
is approved, it would undoubtedly pave the way for the other owners on the block to d o the same 
leading to more construction, more eyesores, less views, more noise pollution, less tour is ts , less 
revenue, and an overall destruction o f t he peace and harmony we have come to iove by Dog 
Beach. I, Darin PJcco, as a resident of Dog Beach for over five years, and as a real estate agent 
myself, know the value of neighborhood pride. This project threatens to destroy that p r ide , and 
this is why I am strongly opposed to Stebbins Residence project. Thank you for l istening to my 
thoughts and opinion. 

Darin Ricco/Realtor 

519-846-S249 

darin.ricco@century21.com 

file://C:\temp\GW}00001.HTM 5/8/2007 
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000745 
M a y ! / , 2007 

MAYOR AND CITY COUNCIL . 
ATTN; CITY CLERK 
ADMINISTRATION BUILDING 
202 " C " STREET 
SAN DIEGO, CA 92101-3862 
MAIL STSTION 2A 

RE: STEBBINS RESIDENCE PROJECT NO. #51076 
APPEAL TO CITY COUNCIL 

Dear Mr. Sanders, City Council, and City of San Diego Development Services 
Staff: 

We are asking you to not approve the STEBBINS RESIDENCE PROTECT #51076. 
on the basis of the bulk and scale of the proposed project, as it would not be in 
,-.„w,,-,i;r,.„„_0 ,.•,.;4.-U f>,s Q-aa- Beach ^r-c^ss Plan -ffecHv- as •'•- ^ ' s A-'-;-̂  

We are also asking you not to approve this project on the basis of the devaition 
from the regulations for Special Flood Hazard Areas, (the mouth of the San 
Diego River Flood Channel), to permit development of this residential structure 
a f 7 1 f o o f V ia ln tAT f h o "Raco IHIZ-I^NW T-loTT-afi i^-n •t*rKcif-ci +1*71-* fO} t a a i - oT-.^r?.^ J-T-.^ " D - , ^ ^ 

Flood Elevation is required. 

We are asking that you please take a closer look at this projecf and to be aware of 
the environmental sensitive mitigating factors, involved in approving this 
project, as proposed, for the City of San Diego. 

Thank you for your consideration, on this matter. 

Sincerely, . 

Nancy Taylor 
Elected Men 
District One 
Elected Member of Ocean Beach Planning Board 
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HEARESGSIJDEARINGSI - RE: STEBBINS RESIDENCE- PROJECT #51076 CITY COUNCIL 
PUBLIOHRAftaNb APPEAL MAY 22, 2007 

Fronr: ^ •-'•,Jafie"Gawronski" <jgawronski@earthiink.net> 
Tor • '"Nancy Taylor'" <ntaylorl7@cox.net>; <Hearingsl@sandiego.gov> 
Date: 5/17/2007 8:02 PM 
Subject: RE: STEBBINS RESIDENCE- PROJECT #51076 CITY COUNCIL PUBLIC HEARING 

"APPEAL MAY 22, 2007 
CC: "'Bill Wilson'" <wm-wilson322@hotmaii.com>, '"Landry Watson'" 

<dro_watson@yahoo.com>, <cityattomey@sandiego.gov>, ".Amanda Lopez" 
<amandaiopez27@yahoo.com>, "AndraLoo" <obandra@yahoo.com>3 '"Bill Bushe'" 
<billbushe@yahoo.com>, "Brittany Taylor" <BT1118@aol.com>, "'Craig Klein'" 
<craigkleinl@cox.net>. '"George Murphy"1 <obgeorge@nethere.com>, "Giovanni Ingolia" 
<gingolia@hotmail.com>s "Joshua Richman" <jjrichman@gmail.com>, "Michael Taylor" 
<mdtayior@marcusmillichap.com>. '"Shane Finneran'" <shane@wavelsngthclothing.coin>, 

• "Tom Gawronski'" <tgawronsid@earthiink.net>, "Vance Spurrier" <obvance@yahoo.com> 

Hi Nancy, Thank you very much for sending this out. I am one hundred percent in agreement with the position 
you have expressed. I've added Mike Aguirre's address since this-has some legal impiications for ignoring the 
FEMA auidelines. 

Unfortunatelv I will be in Turkey and unavailable for this hearing. 

Jane. 

From: Nancy Taylor [mailt6:ntayiorl7@cax.net] 
Sent: Thursday, May 17, 2007 7:23 PM 
To: Hearingsli^'sandiego.gov 
Cc: Bill Wilson; Landry Watson; Jane Gawronski 
Subject: STEBBINS RESIDENCE- PROJECT #51076 OTY COUNCIL PUBLIC HEARING APPEAL MAY 22, 2007 

file://C:\temp\GW}0000i.HTM . . 5/18/2007 
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.000747 
From: <nsiJssrid@turin9.sannet.gov> 
To: .<citycierk@sandiego.gov> 
Date: 5/21/2007 9:45:40 PM" 
Subject: . San Diego City Council Meeting Agenda Comment Form 

San Diego City Council Meeting Agenda Comment Form 
Submitted on Monday, May 21, 2007 at 21:45:20 

name: Michelle Y. Ward 

e-mai!: michelleyward@notmaii.com 

address: 5072 Rebel Rd. 

city: San Diego 

state: CA 

zip: 92117 

areacode: 856 

telephone: 254-31SS 

c m i r r o 1 . ^ s n F M a n r , P.i+w PcMFrn-M M a o f i n n fi^on'-Jo C n i - " » - * , = . « t C — — « * k w — . n , . , _ _ , ; ; ^ _ . . / - : i . . 
- •- — • • — • — — — ,• _ . . _ . , . . . . . , • - . . .— - . . . ^ . ^ ^ - w i * * i I I , i ^,111 S i , i . LLy .11 tv t t VI . O d l I I J I C U LJ. U v / t f ) wILV — 

council/docksi-ccmment.shtml 

agendaitem: item #334 Tuesday May 22nd 

comments: 
1 am in favor of Item 334, Stebbins residence, 
Ocean Beach hasn't changed much at all since the iate TO's. There are several pans of 03 that has 
grown and changed with the times. This section of OB has somehow remained to stay pretty much the 
same and has become somewhat rigid in its ways. It is time that it too starts its metamorphosis into a 
more stable appearing community. 

0 3 has always prided its self in'being "family" like to iis feiiow-OB'ecions. Unfortunately by Mr. Watson's 
opposition and appeai to this project he is putting forth the image that is quite hypocritical of what he 
himself said in earlier testimony in regards to the family feeling in the neighborhood. Apparently he does 
not include Mr. Stebbins in this "family". 

The proiect has passed the sniff test with Staff in regards to past concerns re: flood proofing, bulk/scale, 
etc. Mr.-Stebbins has done a stellar job at designing a structure that will both be pleasant to the eye in the 
community and be comfortable as a home, This proiect can oniy set new standards for Ocean Beach and 
by this the Ocean Beach community should be grateful. 

REMOTE_ADDR: 36.27.55:139 
HTTP_USER_AGENT: Moziila/4.0 (compatible; MSIE 6,0; Windows NT 5.1; SVr 
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000748 
From: "Kathleen Blavatt" <kbiavatt@cox.net> 
To; <citycierk@sandiego.gov> 
Date: 6/18/2007 6:35:20 PM 
Subject: Tuesday, June 19, 2007 ITEM-331 

Dear Councii Members Scott Peters, Kevin Faulcner, Toni Atkins, Tony Young, 
Brian Maienschein, Donna Frye, Jim Madaffer, Ben Hueso 
CC: San Diego City Clerk 

Please adopt a resolution to grant the appeal on the Tuesday, June 19, 2007 
ITEM-331: Stebbins Residence. 

This project has become a major topic of conversation and concern in the 
Ocean Beach Community. The many residents that have spoken to me feel this 
resident goes against the community character/community plan, and is aiso a 
problem that it is the flood plan. 

I have had an office and lived on Ocean Beach off and on for a number of 
years. The flood concern is a major problem that the City must not ignore. I 
have personally seen the problems and major damaged caused in the blocks 
near the beaches on OB. 

During Et Nino there was water over 2 ft. high racing down these streets. 
The infrastructure here can t handle big floods. 

Setting precedence to build underground garages is a bad idea for both the 
City and residence. 

A few years back, Gail Goldberg ran a workshop on what the residences Ocean 
Beach wanted to see in their Community Plan. 3Keeping the Character of Ocean 
Beach& was high on the list. This was also made clear years earlier when 
hundreds of residence came out and opposed becoming a Redevelopment Project. 

Ocean Beach has cleaned up but itself, yet still retains its beach community 
character, history, mom and pop shopsS.. it is truly a village. 

Dog Beach was rated one of the 3Top 10 Beaches in Caiifornia&. It feeis like 
all people are welcome there. The surrounding smaller single and double 
story homes help make it feel approachable. Large bulky homes could take 
away from classic beach town appeal that attracts tourist and San Diegans to 
this part of OB. 

Landry Watson has laid out the many legal, environmental and community s 
reasons for opposing such a project. Please grant the appeal. 

Sincerely, 

Kathleen Blavatt, Ocean Beach 

mailto:kbiavatt@cox.net
mailto:citycierk@sandiego.gov
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Page 1 of 1 

CONTENTS: 

1. SAN DIEGO MUNICIPAL CODE FLOODPLAIN REGULATIONS 

v/'2. FEMA Technical Bulletin stating that underground parking of residences in flood plains 
is "prohibited." 

. 3. March 2, 2007 email from Gregor Blackburn, FEMA Region 9, Senior Natural Hazards 
Program Specialist, answering question about variances for parking under residences in a 

flood plain: "strictly prohibited." 

4. CFR 44 60.6 FEMA regulations stating requirements for granting of variances including 
"extreme hardship." 

y 5. October 25 letter from David Stebbins to City Project Manager Iskandar requesting a 
variance for parking under a residence in a floodplain. L2 F ^ ^ ^ J 

6. Ms. Iskandar's November 5, 2005 reply denying request for vanance. This mformation is 
not in the MND. 

7. Ocean Beach Precise Plan, P. 116, conclusively showing that applicant can build the 
proposed size residence WITHOUT THE VARIANCE (1750 square feet; FAR of .7, and 2 

surface parking spaces). 

8. 2004 City Policy review showing conflicts with Ocean Beach Precise Plan objective of 
preserving ocean views from elevated areas. These conflicts are not reported in the MND. 

9. Geo-Technical Consultant replies to City questions regarding potential damages to 
adjacent properties from the dewatering required for excavating the sub-surface parking. 

These potential damages are not reported in the MND. 

-K faftu** gra^'-y r ^ ^ ^ 

fifiAcLn ifter/b^A— 
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San Diego Municipal Code Chapter 14: General Regulations 

ooewt) ; 
(C) Grading and/illing are limited to the minimum amount 

necessary to accommodate the proposed development, harm to 
the environmental values ofthe floodplain is minimized 
including peak flow storage capacity, and wetlands hydrology 
is maintained; 

(D) The development neither significantly increases nor contributes 
to downstream bank erosion and sedimentation nor causes an 
increase in flood flow velocities or volume; and 

,. (E) There will be no significant adverse water quality impacts to 
downstream wetlands, lagoons or other sensitive biological 
resources, and the development is in compliance with the 
requirements and regulations ofthe National Pollution 
Discharge Elimination System, as implemented by the City of 
San Diego. 

(F). The design of the development incorporates.the findings and •. 
, -i .- ,-.••• • , recommendations of both a site specific and coastal watershed- . 

hydrologic study. 

, • ., .•(2) •. ••; All development that involves.^//, channelization, or-other alteration 
• • • . . - .: of a.Special Flood Hazard Area is subject to the requirements for -. .•: 
•--.- •.;••; ".•.•, • channelization inSection 143::0145(a)(5) and with FEMA regulations. 

(Amended 4-22-2GG2 by G-}9G5}N.S.;.ejJeciiveJG-S-2G02.) 

... §143.0146 . Supplemental Regulations for,Special Flood/Hazard Areas 

All proposed development within a Special Flood Hazard Area is subject to the 
foilowing requirements and all other applicable requirements and regulations of 
FEMA. 

(a) Development and Permit Review 

(1) Where base flood elevation data has not been provided by.the 
Flood Insurance Study, the City Engineer shall obtain, review, 
and utilize base flood elevation and floodway data available . 
from federal or state sources, or require submittal of such data 
fromthe applicant. The City.Engineer shall make, 
interpretations, where needed, as to.the location.of the 
boundaries ofthe areas of iht Special Flood Hazard Area, 
based on the best available engineering or scientific 
information. 

Ch. Art. Div. 

1 4 I 3 I 1 
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'pMh inchmeal 

Under th? NFIP, a beiow'grade parking garage is considered a basement if it is below grade on 
all sides. Therefore, the constniction of below- gmde parking pnmoes is prohibited beneath 
residentiai buildings in Zones A1-A30. AE. and AH. 

Section 60.3(c)(7) ofthe NFIP regulations deals with residential buildings in Zone AO (sheet 
flow with depths of I to 3 feel) requirements. Section 60.3(c)(7) states that a communiiy shall: 

"Require within any A O zone on the community *s FIRM that all new construction and 
substantial improvements of residential structures have the lowest floor (including base-

••••-••. ment) elevated above the highest adjacent grade at least as high as the depth number y 
specifled in feet on the community's FIRM (at least two feet if no depth number is speci­

fied)." 

,•, v.. :.:::.' Therefore, beiow-grade parking garages beneath residential buildings in Zone AO are prohibited. 

Below-Grade Parking Garages in Non-Residential Buildings in A Zones 
i 

Section 60.3(c)(3) of the NFIP regulations states that a community shall: 

A-:. : , ^ ;/.;* y-r.-y "Require thatr all-new construction and substantial improvements of non-residehtidistriic-^ 
:;.:i.? '.:.-.fitrff-t:': Mureswithin.Zones AI-A30, AE, and AH on.the. communiiy'srFIRM(i) have the lowest 

ha:, i ; r floor .{including.basement).elevated-Jo orabove the: base floodilevel, or (ii) together .with • y. 
•̂ fit* •-& ••:• ••• attendant utiiity andsanitary.faeiiities, be designeaso that below the base flood'f levelthe; '.V 
f - . y :&w \ . .structure is waterlight. with walls substantially impermeable to the passage of'•water••and'--- a 

y.-.-T-r. iwith structural components having the capability of resisting hydrostatic and hydrody-- • 
. namic loads and effects of buoyancy. " . .:-;•;. - * 

Beiow-grade parking garages are permitted beneath non-residential buildings in Zones A1-A30, 
::,-;:;.AE, and AH.provided the building (including the parking,garage) is .floodproofed tothe b a s e - . 

flood level in accordance with the design performance standards provided above in Section 
60.3rc)(3.)(ii). Onlv beiow-grade parking garages (in non-residential buildings') that are drv 
floodmoofed are permitted under the NFIP. Guidance on floodproofing is provided in the 

: FEMA',manual,"Floodproofing:NonTResidential Structures" and in Technical-Bulletin 3, "Non-' ••-
-•. : Residential Floodproofing ^Requirements and Certification.'':'.-.. . , . • - -; 

Section 60.3(c)(8) of -thevNFIR regulations deals with non-residential buildings iin Zone AO (sheet-
.-•••• -flow with.;depthS',of I to 3 feet) requirements. Section 60;3(c)(8) states .that a community shall: -..;.• 

.-.'/•'• ' "Require within,any AO zone on: the community's FIRM that allnew construction and-; 
substantial improvements of nonresidential structures (if have the lowest floor (including 
basement) elevated above the highest adjacent grade at least as high as the depth number 
specified in feet on the community's FIRM (at least two feet if no depth number is speci­

fied), or (ii) together with attendant utility and sanitary facilities be completely 
floodproofed to ihat (base flood) level to meet the floodproofing standard specifled in 
Section 60.3(c)(3} (ii)." 

Therefore, beiow-grade parking garages are permitted beneath non-residential buildings in Zone 
AO provided the building (including the parking garage) is floodproofed to the base flood level in 
accordance with the design performance standards of Section 60.3 (c)(3 )(ii). Because-of the 
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& amething? 
f n i f t h i mail you sent 

yesteniay ar last year, 
Leam mofe. 

> From: gregor.blackburn@dhs.gov 
> To: jrb223@hotmaii.com 
> A community which has permitted construction in violation of their local flood 
damage prevention ordinance (which must meet the requirements of Vol. 44 of the 
Code of Federal Regulations) and having been found in violation of the NFIP would be 
required to remediate the violation to the maximum extent possible. If the community 
does not work to remediate the violation they could be put on probation or suspended 
from the program. If the community is in the Community Rating System—where 
discounts are given on flood insurance premiums—those discounts could be rescinded. 
> I can only assume that these inquires border on leaving the hypothetical. Know you 
of such a structure? 
> 
> Gregor 
> (510) 627-7186 
> 
> From: Randy Berkman [mailto;jrb223@hotmail.com] 
> Sent: Friday, March 02, 2007 8;48 AM 
> To: Blackburn, Gregor 
> Subject: RE: parking under residences in FEMA A zone/lOO year floodplain 
> Dear Mr. Blackburn: I appreciate your straightforward reply. What consequences 
could there by to an NFIP community which knowingly approved parking under 
residnece in a floodplain—despite being presented with the clear language of FEMA 
Technical Bulletin 6-93? Thank you, RB 
> 
> Subject: RE: parking under,residences in FEMA A zone/lOO year floodplain 
> Date: Fri, 2 Mar 2007 09:05:13 -0700 
> From: gregor.blackburn@dhs.gov 
> To: jrb223@hotmail.com 
> CC; raymond.lenaburg@dhs.gov 
"> Desr Mr. Berkman: 
> Mr. Ray Lenaburg forwarded your e-mail to me for a reply. 
> The provisions of Technical Bulletin 6-93 are explicit. The National Flood Insurance 
Prog rarmregd a tions'strictly prohibit the placement of beiow-grade parking garages 
under residential structures, If I can be of further assistance or if you have more 
questions you may contact me by phone or e-mail. 
> 
> Gregor P. Blackburn, CFM 
> Senior Natural Hazards Program Specialist 
> National Flood Insurance Program 
> DHS-FEMA, Region IX 
> 1111 Broadway Street, Suite 1200 
> Oakland, CA 94607 •• 
> (510) 627-7186 voice 
> (510) 627-7147 fax 
> 
> From: Randy Berkman [mailto:jrb223@hotmail.com] 
> Sent: Thursday, March 01, 2007 12:04 PM 
> To: Lenaburg, Raymond 
> Subject: parking under residences in FEMA A zone/100 year floodplain 
> Dear Mr. Lenaburg; 
> FEMA Technical Bulletin 6-93 (Requirements for underground parking in SFHA) states 
on p. 2 that 
> parking under residents in a floodplain is "prohibited." Is it possible under NFIP 
regulations to get a waiver from that? Or is this a strict prohition? 
> thank you, RB 
> 
> Get news, entertainment and everything you care about at Live.com. Check it out! 
> 
> Connect to the next generation of MSN Messenger Get it now! 

Invite your mail contacts to join your friends list with Windows Live Spaces. It's easy! 
http://spaces.live.com/5pacesapi.aspx? 
wx_.action=createawx_url=/friend5,a5px&mkt=en-us 

http://byll8w.bayll8.mail.live.com/mail/ReadMessageLight.aspx?Aux=4%2c0%2c63308... 5/18/2007 

mailto:gregor.blackburn@dhs.gov
mailto:jrb223@hotmaii.com
mailto:jrb223@hotmail.com
mailto:gregor.blackburn@dhs.gov
mailto:jrb223@hotmail.com
mailto:raymond.lenaburg@dhs.gov
mailto:jrb223@hotmail.com
http://Live.com
http://spaces.live.com/5pacesapi.aspx
http://byll8w.bayll8.mail.live.com/mail/ReadMessageLight.aspx?Aux=4%2c0%2c63308
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§60.6 

depend ing u p o n r h e geo log ic , hydro-
logic, t o p o g r a p h i c and c l i m a t i c c h a r a c ­
t e r i s t i c s of t h e c o m m u n i t y ' s land. T h e 
buffer m a y be used for s u i t a b l e open 
space p u r p o s e s , s u c h as for ag r i cu l ­
t u r a l , f o r e s t r y , o u t d o o r r e c r e a t i o n and 
wildlife h a b i t a t a r e a s , and for o t h e r ac­
t i v i t i e s us ing t e m p o r a r y and p o r t a b l e 
s t r u c t u r e s on ly . 

|41 FR 46975, Oct. 26. !97G. Redesignated at 44 
FR 31177. May 31. 1979. as amended at 48 FR 
44552. Sept. 29, 1983: 49 FR 4751, Feb. 8, 1984] 

§60.6 V a r i a n c e s a n d e x c e p t i o n s . 

(a) The A d m i n i s t r a t o r does n o t s e t 
fo r th a b s o l u t e c r i t e r i a for g r a n t i n g 
v a r i a n c e s f rom t h e c r i t e r i a s e t fo r th in 
§§60.3. 60.4, and 60.5. T h e i s s u a n c e of a 
v a r i a n c e is for flood p l a in m a n a g e m e n t 
purposes o n l y . I n s u r a n r e nrRmium 
r a t e s a r e d e t e r m i n e d by s t a t u t e accord­
ing t o a c t u a r i a l r i s k and will n o t be 
modified b y t h e g r a n t i n g of a v a r i a n c e . 
T h e c o m m u n i t y , a f t e r e x a m i n i n g t h e 
a p p l i c a n t ' s h a r d s h i p s , sha l l app rove o r 
d i s app rove a r e q u e s t . Whi le t h e g r a n t ­
ing of v a r i a n c e s g e n e r a l l y is l i m i t e d t o 
a lo t size less t h a n one-ha l f a c r e (as s e t 
fo r th in p a r a g r a p h (a)(2) of t h i s sec­
t i o n ) , d e v i a t i o n s from t h a t l i m i t a t i o n 
m a y occur . However , a s t h e l o t size in­
c reases beyond one -ha l f ac re , t h e t ech­
nical j u s t i f i c a t i o n r equ i r ed for i s su ing 
a v a r i a n c e i n c r e a s e s . T h e A d m i n i s ­
t r a t o r m a y rev iew a c o m m u n i t y ' s find­
ings j u s t i f y i n g t h e g r a n t i n g of 
v a r i a n c e s , and if t h a t rev iew i n d i c a t e s 
a p a t t e r n i n c o n s i s t e n t w i t h t h e objec­
t i ve s of sound flood p l a in m a n a g e m e n t , 
t h e A d m i n i s t r a t o r m a y t a k e appro­
p r i a t e a c t i o n u n d e r § 59.24(b) of t h i s 
s u b c h a p t e r . V a r i a n c e s m a y be issued 
for t h e r e p a i r or r e h a b i l i t a t i o n of his­
t o r i c s t r u c t u r e s upon a d e t e r m i n a t i o n 
t h a t t h e p roposed r e p a i r or r e h a b i l i t a ­
t i o n will n o t p r e c l u d e t h e s t r u c t u r e ' s 
c o n t i n u e d d e s i g n a t i o n a s a h i s t o r i c 
s t r u c t u r e and t h e v a r i a n c e is t h e min­
i m u m n e c e s s a r y t o p re se rve t h e his­
t o r i c c h a r a c t e r and des ign of t h e s t r u c ­
t u r e . P r o c e d u r e s for t h e g r a n t i n g of 
v a r i a n c e s b y a c o m m u n i t y a r e as fol­
lows: 

(1) V a r i a n c e s s h a l l n o t be issued by a 
c o m m u n i t y w i t h i n a n y d e s i g n a t e d reg­
u l a t o r y f loodway if a n y i nc rea se in 
flood levels d u r i n g t h e base flood dis­
c h a r g e would r e s u l t : 

44 CFR Ch. I (10-1-06 Edition) 

(2) V a r i a n c e s m a y be issued by a 
c o m m u n i t y for new c o n s t r u c t i o n and 
s u b s t a n t i a l i m p r o v e m e n t s co be e rec t ed 
on a lo t of one-ha l f a c r e o r less in size 
c o n t i g u o u s t o and s u r r o u n d e d by lo t s 
w i t h e x i s t i n g s t r u c t u r e s c o n s t r u c t e d 
be low t h e b a s e flood level , in conform­
a n c e w i t h t h e p rocedures of p a r a g r a p h s 
(a) (3). (4). (5) and (6) of t h i s s e c t i o n ; 

(3) V a r i a n c e s sha l l o n l y be issued by 
a c o m m u n i t y upon {lj a showing of 
good and suf f ic ient cause , (ii) a de te r ­
m i n a t i o n t h a t fa i lure t o g r a n t t h e va r i - f \ jy ) 
a n c e would r e s u l t in e x c e p t i o n a l ha rd - |l 
s h i p t o t h e a p p l i c a n t , and (iii) a de te r ­
m i n a t i o n t n a t t h e g r a n t i n g of a va r i ­
a n c e will n o t r e su l t in i nc reased flood 
h e i g h t s , a d d i t i o n a l t h r e a t s t o publ ic 
s a f e t y , e x t r a o r d i n a r y publ ic expense . 
c r e a t e n u i s a n c e s , cause fraud on or v ic­
t i m i z a t i o n of t h e pub l i c , o r conf l i c t 
w i t h e x i s t i n g local laws or o r d i n a n c e s ; 

(4) V a r i a n c e s sha l l o n l y be issued 
u p o n a d e t e r m i n a t i o n t h a t t h e v a r i a n c e 
i s t h e m i n i m u m neces sa ry , c o n s i d e r i n g 
t h e flood haza rd , t o afford relief; 

(5) A c o m m u n i t y sha l l no t i fy t h e ap­
p l i c a n t in w r i t i n g over t h e s i g n a t u r e of 
a c o m m u n i t y official t h a t (i) t h e 
i s s u a n c e of a v a r i a n c e t o c o n s t r u c t a 
s t r u c t u r e be low t h e base flood level 
wi l l r e s u l t in inc reased p r e m i u m r a t e s 
for flood i n s u r a n c e up to a m o u n t s a s 
h i g h a s S25 for SIOO of i n s u r a n c e cov­
e r a g e and (ji) such c o n s t r u c t i o n below 
t h e b a s e flood level i n c r e a s e s r i s k s to . 
l ife and p r o p e r t v a u c h n o t i t i c a t i o n 
s n a i l be m a i n t a i n e d w i t h a record of a l l 
v a r i a n c e a c t i o n s as r equ i r ed in pa ra ­
g r a p h (a)(6) of t h i s s ec t ion ; and 

(6) A c o m m u n i t y sha l l (i) m a i n t a i n a 
r e c o r d of a l l v a r i a n c e a c t i o n s , includ­
i n g j u s t i f i c a t i o n for t h e i r i s suance , and 
(ii) r e p o r t such v a r i a n c e s issued in i t s 
a n n u a l or b i enn ia l r e p o r t s u b m i t t e d t o 
t h e A d m i n i s t r a t o r . 

(7) V a r i a n c e s m a y be issued by a 
c o m m u n i t y for new c o n s t r u c t i o n and 
s u b s t a n t i a l i m p r o v e m e n t s and for _ j . 
o t h e r d e v e l o p m e n t n e c e s s a r y for t h e ( \ - O C 
c o n d u c t of a f u n c t i o n a l l y d e p e n d e n t 
i^se^provided t h a t (ij t h e c r i t e r i a of 
p a r a g r a p h s (a)(1) t h r o u g h (a) (4) of t h i s 
s e c t i o n a r e m e t . and (ii) t h e s t r u c t u r e 
o r o t h e r d e v e l o p m e n t is p r o t e c t e d by 
m e t h o d s t h a t m i n i m i z e flood d a m a g e s 
d u r i n g t h e base flood and c r e a t e no ad­
d i t i o n a l t h r e a t s t o publ ic s a fe ty . 

Z60 
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(b)(1) The requirement tha t each 
flood-prone, mudslide (i.e., mudflow)-
prone. and flood-related erosion prone 
community must adopt and submit 
adequate flood plain management regu­
lations as a condition of initial and 
continued flood insurance eligibility is 
s t a tu to ry and cannot be waived, and 
such regulations shall be adopted by a 
community within the t ime periods 
specified in §§60.3. 60.4 or §60.5. How­
ever, certain exceptions from the 
standards contained in this subpart 

"may be permitted where the Adminis­
t ra tor recognizes that , because of ex­
traordinary circumstances, local condi­
tions may render the application of 
certain standards the cause for severe 
hardship and gross inequity for a par­
t icular community: Consequently, a 
community proposing the adoption of 
flood plain management regulations 
which vary from the standards set 
forth in §§60.3. 60.4. or §60.5. shall ex­
plain in writing to the Administrator 
the nature and extent of and the rea­
sons for the exception request and shall 
include sufficient supporting economic, 
environmental, topographic, hydro-
logic, and other scientific and tech­
nical data, and data with respect to the 
impact on public safety and the envi­
ronment. 

(2) The Administrator shall prepare a 
Special Environmental Clearance to 
determine whether the proposal for an 
exception under paragraph (b)(1) of this 
section will have significant impact on 
the human environment. The decision 
whether an Environmental Impact 
Sta tement or other environmental doc­
ument will be prepared, will be made in 
accordance with the procedures set out 
in 44 CFR part 10. Ninety or more days 
may be required for an environmental 
quality clearance if the proposed ex­
ception will have significant impact on 
the human environment thereby re­
quiring an EIS. 

(c) A community may propose flood 
plain management measures which 
adopt standards for floodproofed resi­
dential basements below the base flood 
level in zones Al-30. AH, AO. and AE 
which are not subject to tidal flooding. 
Notwithstanding the requirements of 
paragraph (b) of this section the Ad­
ministrator may approve the proposal 
provided that : 

(!) The community has demonstrated 
t h a t areas of special flood hazard in 
which basements will be permitted are 
subject to shallow and low velocity 
flooding and that there is adequate 
flood warning time to ensure tha t all 
residents are notified of impending 
floods. For the purposes of this para­
graph flood characteristics must in­
clude: 

(i) Flood depths tha t are five feet or 
less for developable lots tha t are con­
t iguous to land above the base flood 
level and three feet or less for other 
Jots: _ ^ ^ 

(ii) Flood velocities that are five feet 
per second or less; and 

(iii) Fiood warning times tha t are 12 
hours or greater. Flood warning times 
of two hours or greater may be ap­
proved if the community demonstrates 
t h a t it has a flood warning system and 
emergency plan in operation t ha t is 
adequate to ensure safe evacuation of 
flood plain residents. 

(2) The community has adopted flood 
plain management measures tha t re­
quire that new construction and sub­
s tant ia l improvements of residential 
s t ruc tures with basements in zones AI-
30. AH, AO. and AE shall: 

(i) Be designed and built so t ha t any 
basement area, together with attend­
a n t utilities and sanitary facilities 
below the floodproofed design level, is 
water t ight with walls that are imper­
meable to the passage ofwater without 
human intervention. Basement walls 
shall be built with the capacity to re­
s is t hydrostatic and hydrodynamic 
loads and the effects of buoyancy re­
sul t ing from flooding to the 
floodproofed design level, and shall be 
designed so tha t minimal damage will 
occur from floods that exceed tha t 
level. The floodproofed design level 
shall be an elevation one foot above the 
level of the base flood where the dif­
ference between the base flood and the 
500-year flood is three feet or less and 
two feet above the level of the base 
flood where the difference is greater 
than three feet. 

(ii) Have the top of the floor of any 
basement area no lower than five feet 
below the elevation ofthe base flood; 

(iii) Have the area surrounding the 
s t ruc ture on all sides filled to or above 
t h e elevation of the base flood. Fill 

7f£- d*** 
7 
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THE LAW OFFICES OF DAVID STEBBINS 
4948 Voltaire St., Ste 1-A Telephone 619-223-9440 
SanDiego^ A 92107 Facsimile 619-223-0174 

TO: Laila Iskandar 
FROM: David Stebbins 
RE: Stebbins Residence, 5166 W. Pt. Loma. 

10/26/05 

Dear Ms. Iskandar, 

- .>,.-" Here is the document we discussed; As you can see,.Fem~a clearly.provides for discretion on the 
community's part in granting an exception to an underground "basement" in a flood zone. The 

^ ••-. attachedTegulation-has-Spedfic..direction on what is^required..Please.note the following,factors,,,,:, 
which mitigate in ray favor; 

•'.•-•vj'.v'Vi^-jamnotproposing'a "basemenf1 in the commonly-usedsensei-Thearea-will:beused only.for-:;; 
_ .v::',f..^parking''ahd-for storage. Kema distinguishesthis useinvth'eir.-otherTegulations^when.it comes to . 

flood proofing. 
•2:!If my property was a commefcial property with.identical characteristics.T would :clearly: beable 

;-:-u^o^have:under ground parking.as Fema provides regulations for flood proofing such a property. •. ..; 
"'"•:T-V?3; Tteflood zone I am!in:was;created, I believe priorto the levee; this levee now protects my ..: 

property from floods which, ifyou look at the map, come not-from the ocean, tout from the river. 
Flooding, if any would be low velocity and shallow due to the protection ofthe Levee. 

. 4. Each ye^r the city continues to build a berm on the.beach;during the winter.months. During the 
last horrific winter, the parking lot in back of my property stayed as dry as a bone. 

^ r Ifyou will review the attached document, you will see that my property would obviously meet 
all. of the-other Femacriterionfora variance quite. I am willing.to spendthe money, to flood. , 
proof the;basement accordingto your/an.engineer's instructions,.' . w - . - . . •• •••::•-: - w 

SCALE 

As we discussed, J.am only building a 1750 sq. foot house. If Imust park above ground,: this 
would reduce an already modest house (by anyone's standards) to a tiny house. This type of 
house would almost certainly be esthetically limited as it would not make sense to spend as much 
money on such a project The result would be just another boxy., drab house. 

With all due respect sooner or later the City must realize that this valuable landcannot be 
allowed to remain a sort of Beach Ghetto. The parking is currently all done in the setbacks. Half' 
the tenants have constructed illegal ocean view decks. All ofthe properties on my block arc 
eyesores; just painting them would make them "stick out". 



I n , 

UfMk/a>tfi*t ' ^ i e r e a r e serVera^ ^ S 6 multi-story properties within one block of me. I have spoken to at least 
~rtv%utA s*x of ^ g other-owners on mv same block. They have all been supportive of my plans. They have 
J l - , .—^SU expressed doing the same thing ifl can prove it is doable. They have all offered to send 

^ letters if it would help. Consequently, once the ball is rolling, there should be ati incremental 
change in the block. Just because I am the first and will "stick out*' does not mean that I do not 
conform to the specific plan. It just means I am the first! 

I would like you to note that there is one owner who successfully completed a two unit condo 
project on Brighton with underground parking last year. He is approx 20 feet out side the flood 
zone. I would be-surprised if the flood map is truly accurate to within 20 feet. Actually, he is only 
about 30 feet from the sand; Aŝ  we discussed; "Quigs is a commercial project that was built with,: 
underground parking using fiood proofing. 

So, there are some close precedents from a practicaLstaodpoint for what I propose. I am asking 
for a little flexibility on the part of you and your staff.! live and work in Ocean Beach. It would 
be a great hardship for me to have to move somewhere else in order to.Uve in a bigger house. 

Tf there are any more^project stoppers^ other than the above, please bring them to ray attention. 
- ' I f you have any. other ideas please feel free tobring them to my attentipn as well;.! am flexible. 

••'•?•• ••"4tis'imy-hope-that my home will be the-start of a very exciting-and pleasing revitalization ofthe. 
block. 

: ; ^ 

Lappredate.your kind attention and help. 

Sincerely, 



Laiia Iskandar - Re: Underground [ ing / PTS# 51076 / StebDins residence 

VbV 
From: 
To: 
Date: 
Subject: 

Laila Iskandar 
Davidstebbins@cox.net 
11/4/2005 2:15:32 PM 
Re: Underground parking / PTS# 510767 Stebbins residence 

^ A 

Y^' 

"Hi David, ' 
Please note the foilowing information in response to your, letter dated October 25, 2005. After receipt 

of your letter, I brought this project forward to Management for discussion. Management have reviewed 
the project and supports the staffs initial determination that City staff cannot support the request for an 
underground parking for the project site. As the development is taking place within the 100 Year 
Floodplain zone, certain standards/regulation design must be applied, and the project as presented 
including the request for Variance or deviation is not in compliance with City Ordinancp whinh do not allow 
for construction below grade in these circumstances. As noted previously in our early.assessment reports 
that In order for staff to support ine project, appiicant shall demonstrate conformance with the SDMC 
section §143.0146{c){6) requirement in regard to development within a Special Flood Hazard Area and 
having the lowest fioor, including basement, elevated at least 2 feet above the base flood elevation. 

City staff recommends the following: 

jgl)";.Re'design the proiect:to m'eefthe above requirements - Long.Range Planning staff wiN-consider ... 
supporting the project as long as the proposed-structure-utiiizes'fenestration, balconies, vertical and,;-
horizontal offsets, architectural detailing and articulation to break up the building facades and minimize 

. bulk and scale. .., : , . , - , . 
'">y 'Appjinant rpay rhhfart Fp'ma-tn rfouest abetter of Map Amendment or MapRevision. -For Additional, 
information; please contact CitystafTperson "Christy Villa;' at 619-533-3455. ; , , -. ... . a -•• 
3 \ A • „ „ i : . « „ n t 

] /-vj-'piii-'Cii u 
consider consolidating lots to accommodate his needs., 

Should you choose -to" contihueprocessing, this •applicatiorvrequires a Process 3decision by a Hearing,. . 
•'.Officer/Underthe present circumstances; staff would recommend denial of your request howeven'the/'"^ 
./Hearing-Officer who will conduct the future hearing on this-matter may,approve, conditionally approve o r " 
- deny the application at a noticed public hearing. Thedecision of the'Hearing Officer may be appealed to • 

the Planning Commission. A decision bythe Planning Commission is the final decision bythe City. Since 
the project lies within'the Coastai Commission appealable area, the project may be appealed,to the 
Caiifornia Coastal Commission. 

Please don't hesitate to cali me if you have any questions. 

Thanks-

Laila Iskandar 
Development Project Manager 
Development Services 
1222 First Ave., 5th Floor, MS 501 
SanDiego, CA 92101-4506 
Phone: 619 446-5297; Fax 619 446-5499 
Email: liskandar@sandiego.gov 
Website: www.sandiego.gov 

mailto:Davidstebbins@cox.net
mailto:liskandar@sandiego.gov
http://www.sandiego.gov
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OCEAN BEACH 

I l l u s t r a t i v e or typical density proposal 
25 duelling uni ts /acre (one uni t for every 1750 sq. f t . l o t a rea) 

• ) ] - : 

l i • 

% : 

• i 1 - : 

E l i ; , . 

I 
, i . 

• ; • ! • 

'••\\ ' 

' i i • i i . . . 

:!ir' 

, i 

2 uni ts 

1 

140' 

Probable 
development 

A 2 story building, 
one unit per floor, 
1225 maximum sq. ft./ 
unit, • 

Or : 
2 uni ts on one f loo r , 
having 825 sq . f t . 
each. 

S ' 

100' 

Probable 
development 

A 2 stor-y unit, 
having 1750 sq. ft. 
maximum floor area, 
or 
A one -story unit 
having a. maximum 
• of :1250 :sq.: ft. 

I i 

, 1 unit 

' 25 25' 

^FAR - _.7 
. __j^Parking - 2 spaces/unit, tandem acceptable but only w/alley access 

Yards - front - 15' 
interior side - 3' 
rear - o1 except as required for auto maneuverability 

Height - 24' with a maximum of 2 stories 
Landscaping - 20% of the total lot, 60% of the required front yard 
Lot coverage - 50% 

116 
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DATE: 

POLICY REVIEW COMMITTEE 

12-22-04 

COMMUNITY PLAN: Ocean Beach 

PLANNER: Kempton 

PROJECT NAME: Stebbins residence 

PTS/PROJECT NO.: 51076 

PROJECT TYPE: 

CPA INITIATION 
DEVELOPMENT PROJECT WITH CPA (initiation date 

3 DEVELOPMENT PROJECT WITHOUT CPA 
3 POLICY ISSUE 

ASSOCIATED DISCRETIONARY PERMITS:CDP 

DPM: L. Iskandar 

.. W l 
PROJECT DESCRIPTION: CDP to demolish an existing one-story duplex and construct a 
new 2.2fiM sq;fL three-story single dwelling unit on a 2,500 sq. ft. lot located at 5166 W. Point 
Loma Blvd., designated for medium density residential (25 du/ac) in the RM-2-4 zone. 
Coastal Zone appealable, Coastal Height Limit Overlay Zone, Airport Environs Overlay 
Zone, Airport Approach Overlay Zone. 

ru* fiJyU-c. (A'̂ u 

ISSUES :Bulk & scale with neighboring development plus views, light & air. The northern 
section of W. Point Loma has been largely redeveloped with predominately three-story 
structures but this section of W. Point Loma, south df Voltaire, is an enclave of sixteen one-
story structures that is typical of the "small scale/historic cottages" identified in the OB 
Precise Plan. Scraping one of these duplexes and building a three-story residence would 

^adversely affect the above policies, as described below. 

PRCformje/2/04 



Cf X) POLICY REVIEW COMMITTEE 

/ Tnepropi he proposal would adversely affect the following policies in the Ocean Beach Precise Plan: 
"That views available from elevated qrCPs aTlri thnsq grijacent to the beaches and ocean be 

- ^ preserved and enhanced wherever pnssihle." Proposal wouid block views from elevated 
areas as well as those adjacent to the beaches as proposal is on thefirstpublic ROW from the 
ocean. Proposal would also adversely affect the following policy: "That yards and coverage 
be adequate to insure provision of light and air to surrounding properties, and that those 
requirements be more stringent where necessary for buildings over two stories in height and 
for lots greater than 40' in width. " Proposal would cast shadows over neighboring 

^-buildings/residences and impact air circulation. Because there can be no habitable space on 
the first floor in the flood plain the applicant is faced with building a much larger structure 
than the original or not receiving.much benefit, in terms of FAR (from original) by buildings 
up only two stories, considering the 25% parking requirement in tbe RM-2-4 zone. 
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C W E R e s p o n s e : 

I t is our opinion that construction of the proposed retaining walls wil! not destabilize adjacent propert) ' or 

result in settlement o f the neighboring structures. N o mitigadon measures are necessary. 

City C o m m e n t : 

6J Tlie geotechnical consultant indicates that construction dewatering may result in setdemem of adjacent 

propert)1. Provide midgadon measures. Indicate if adverse effects are unavoidable. 

C W E R e s p o n s e : 

As indicated in the geotechnical report, it is our opinion dia t the dewatering operadon might cause s o m e 

minor settlement of improvements on adjacent propert)-. We are not indicaurig that the dewatering .„ -,£ 

operation mil cause, setdement. but rather that it might cause setdement on adjacent properdes. If it does ny I 

occur, we-expect it will result.in only minor.cosmeuc distress that can be easily repaired. In addition to 

monitoring of improvements on adjacent property both before and after the dewatering operation, we 

recommended that the dewatering operation be performed on a localized basis (as practical) in order to 

minimize possible impacts. Specific recommendauons for both monitoring and dewatering operadons 

should be provided by the appropriate contractor. 

. City C o m m e n t : 

7) Address lateral spread and the potential for a flow slide. 

C W E R e s p o n s e : 

Based on the condidons at the site (relatively level terrain and Bay Point Formation materials at generally 

less than 15 feet below existing grades), it is our opinion that die potendal for lateral spread and a flow'slide 

is very low, even though there is a finite (yet undetermined) probability of such an event occurring. 

City C o m m e n t : 

8) Explain the significance of the site locadon for contributing to the low risk potendal from tsunamis-

Provide rationale for conclusions regarding'tsunami hazard. ' : 

C W E R e s p o n s e : 

Tsunamis are great sea waves produced by a submarine earthquake or volcanic emption. Historically, the 

San Diego area has been free of tsunami-related hazards and tsunamis reaching San Diego have generally 
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January 15.2006 

Mr. Stephen Lindsay 
Development Services 
City of San Diego 
I 222 First Avenue. San Diego. CA 92(01 

Re: Stebbins Residence (PTS#S1076) 

Dear Steve: 

£. 

•& 6f4 /Cr / / s /^v^/frt 

Per our phone conversation last week, ic is my understanding that we will ro t be held to che five{5) foot maximum degth^ / i / / l i 
• below.-flood' line ieveHor the f loo ro f the parage as indicated i'in the FEMA TnaterialH sent to you •.'Thisrequirement'- •-•••-- •.y-K- *••••, 
appears not to be applicabie to our single project-request for.che'basement allowance in the floodplain; Our Garage floor "-1/ 
will be approx. 6 .5 feet below the flood level oi; 9.6. I would like to request a quick response aknowledging this ' 

. informatiQfi so that we can revise our plans accordingly for resubmittal. . ., 

vl ,also?underscand thaoif we -decided. taeliiminace.che.basementJgaragei and -provide a surface, parked carporc instead, that >'• v 
even though:this surface would ̂ bebelow the:9;f5-,chat'tt -would be.^"iK:"cepoi)!e'llternaBv&:"a^i^^ 
TiX. EXiSDng gi auS as icrig as die rcmairiing-itVirig ii'sa is aufove uienouu line it:vei. 

I look forward to your reponse. 

Sincerely; 

n- i 
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